art you can get into

Mattress Factory Board of Directors

Resolution of the Board of Directors regarding FNB
Loan for making home here Exhibition

Whereas the artist Harrison K. Smith is presenting a new exhibition at the Mattress
Factory in September 2021, as part of the making home here show featuring new work
by five artists. The exhibition’s central artwork is an escrow account designed to insure
a Black homeowner living in the Central Northside neighborhood for excessive property
taxes incurred in the coming fifteen years.

The escrow account will be funded through a $10,000 loan, secured by an “Abundance
of Caution” mortgage on the Mattress Factory’s annex gallery at 1414 Monterey Street
(“Monterey Annex”).

Whereas this Board of Directors deems it acceptable and in line with the Museum'’s
mission to support artists’ exhibitions and borrow $10,000 from FNB, through an
Abundance of Caution mortgage on the Mattress Factory’s Monterey Annex.

Therefore, be it resolved that the Board of Directors of the Mattress Factory authorizes a
loan of $10,000 from FNB, through an Abundance of Caution mortgage on the Mattress
Factory’s Monterey Annex (“Loan”). The Loan shall be due and payable in full at the end
of the set period.

Be it resolved further that the Mattress Factory Executive Director and the Chief
Financial Officer are hereby authorized, directed and empowered to execute, for and on
behalf of the Mattress Factory, any and all documents required in connection with the
Loan, including but not limited to the Loan Agreement.

Resolution approved by Mattress Factory Board of Directors
August 28, 2021
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AGREEMENT

th e ‘
This Agreement is made this 3 day of 5(’/{3 kﬂ/ { j76F202 1, between The Mattress
Factory, Ltd. (“the Mattress Factory”) and Mr. —(“Horneowner”) (together, “the
Parties™).

RECITALS
Whereas, the artist Harrison Kinnane Smith is presenting Sed Valorem, a new exhibition at the
Mattress Factory in September 2021, as part of the making home here show featuring new work
by five artists (“Mattress Factory exhibition” or “exhibition”);

Whereas, Smith’s exhibition includes novel research, which builds on recent nationwide studies
that demonstrate disparities among the property tax rates levied on homeowners of different
racial and economic backgrounds;

Whereas, as part of the exhibition, the Mattress Factory’s Board of Directors resolved to apply
for a $10,000 loan from First National Bank, secured by the Museum’s Monterey Annex gallery,
located at 1414 Monterey Street, Pittsburgh, PA 15212;

Whereas, the loan proceeds will fund an escrow account, for which First National Bank will
serve as the escrow agent, and monies from the escrow account will be distributed to a Black
homeowner living in the Central Northside neighborhood whose property has been overly taxed.

NOW THEREFORE, in consideration of the foregoing, the Parties agree as follows:

1. FNB Account. The Parties agree that the Homeowner will establish a checking account with
FNB, which can be done at no charge (“FNB Account”).

2. Escrow Account. The Parties will establish an escrow account with First National Bank
(“Escrow Account”). The Parties further agree that First National Bank will serve as escrow
agent (“Escrow Agent”) for the Escrow Account.

The Escrow Account period shall begin on the date that the Parties open the Escrow Account.
The Escrow Account period terminates on April 30, 2036.

3. Disbursement of Funds. The Escrow Agent will process disbursement of monies from the
Escrow Account when requested to do so in writing from the Mattress Factory.

Unless otherwise instructed, the Mattress Factory requests distribution of funds in the
following amount and on the following schedule, subject to Section 5:

$476.90, on or around April 15 of every year, through and including 2036

The Escrow Agent will disburse the funds into the Homeowner’s FNB Account.



4. Use of Funds. The Homeowner shall be entitled to use the funds for any lawful and
permissible purpose, as they see fit. The Mattress Factory places no restrictions on the
Homeowner’s use of the funds, other than those already existing at law, nor will the Mattress
Factory seek an accounting or audit of the funds from the Homeowner after the funds are
disbursed.

5. Cessation of Fund Distribution and Agreement Expiration. The Partics agree that
distribution of funds will cease, and the Agreement will expire, upon the earliest of any of the
following conditions:

e Expiration of the Escrow Account period (April 30, 2036);
o Full depletion of all funds in the Escrow Account;
e Sale by Homeowner of their current property, the address of which is _

° A county-wide reassessment of property values occurs, and upon application of said
reassessed values, the Homeowner’s annual property tax burden is decreased by more
than $476.90;

e Death of the Homeowner;

e Mutual decision of the Parties; or

® Mattress Factory’s termination of the Agreement.

Upon the expiration of this Agreement, the Mattress Factory shall have no further obligation
or liability to the Homeowner, or their heirs and personal representatives, and shall not be
required to distribute or pay any additional funds.

Additionally, upon expiration of the Agreement, the Escrow Agent shall close the Escrow
Account. If any funds remain in the Escrow Account upon the expiration of this Agreement
and prior to closing, the Escrow Agent shall distribute all remaining funds back to the
Mattress Factory. The Mattress Factory will then distribute the funds per the following
allocation: 50% to Perry Hilltop Citizens Council, 50% to Grounded Strategies. If either
organization is no longer in existence, the Mattress Factory shall direct 100% of the
remaining funds to the remaining organization. If both organizations are no longer in
existence, the Mattress Factory shall direct 100% of the remaining funds to the Buhl
Foundation.

6. Mattress Factory’s Termination of Agreement. In addition to any rights and remedies
available at law, the Mattress Factory may terminate this Agreement and all benefits to the
Homeowner hereunder, including ceasing the distribution of funds, in the unlikely event that
the Mattress Factory determines in its reasonable and good faith opinion that circumstances
have changed such that the Agreement would adversely impact the reputation, image,
mission or integrity of the Mattress Factory in the event of a continued association.

Upon any such termination of this Agreement, the Mattress Factory shall have no further
obligation or liability to the Homeowner, or their heirs and personal representatives, and shall
not be required to distribute or pay any additional funds.



In the unlikely event of the Mattress Factory’s dissolution, the dissolution shall not impact
fund distribution.

7. Taxes. The Homeowner is responsible for any and all federal, state, and local taxes, fees, and
other government assessments on the funds after they have been disbursed.

8. Communications with Escrow Agent: The Parties agrees that the Mattress Factory is
primarily responsible for all communications with and instructions to the Escrow Agent,
including notification to the Escrow Agent regarding cessation of funds and expiration of the
Agreement.

For written instructions regarding the escrow fund, the Mattress Factory will endeavor to
provide a copy of correspondence to the Homeowner.

9. Nondisclosure. The Parties agree as follows:

a. The Mattress Factory agrees that it will not publicly disclose the identity of the
Homeowner to the press, media, social media, public or via any means of
communication through which a reasonable person would expect the Homeowner’s
identity to become public. The Mattress Factory further agrees to redact the
Homeowner’s name and any other identifying information from any public
documents or information relating to the Mattress Factory exhibition, other than the
fact that the Homeowner’s property is located in the Northside, the year of the
Homeowner’s property purchase, and the race, gender and age of the Homeowner.

b. The Homeowner agrees that they will not publicly identify themselves as a Party to
this Agreement, or as otherwise involved with or related to the Mattress Factory
exhibition, to the press, media, social media, public or via any means of
communication through which a reasonable person would expect the Homeowner’s
identity to become public, including disclosure to other individuals or entities. The
Homeowner may disclose the fact and terms of this Agreement to Homeowner’s tax
advisor, taxing authorities, and/or an attorney, or as otherwise permitted by law.

¢. This provision is not intended to limit the Mattress Factory’s ability or right to
publicize the Mattress Factory exhibition in any manner and in whole or in part, so
long as the Mattress Factory adheres to restrictions set forth in the sub-section (a).

d. Upon mutual decision and written confirmation, the Parties may agree to waive this
nondisclosure provision.

10. Release of Claims. Homeowner, on behalf of themself and their heirs and personal
representatives, hereby releases and forever discharges The Mattress Factory from any and
all liability or responsibility to Homeowner or anyone claiming through or under Homeowner
by way of subrogation or otherwise for any loss or damage to Homeowner relating to this
Agreement and/or the Mattress Factory exhibition, including claims for breach of this
Agreement; invasion of privacy; defamation; libel or exploitation; or any other loss or
damage. The Mattress Factory is not responsible for any injury or damage, whether to
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Homeowner or any other person or to any property, related to or resulting from this
Agreement or the Mattress Factory exhibition. By entering into this Agreement, Homeowner
expressly assumes all liability and responsibility for their participation and agrees that
participation is solely at their own risk.

Assignment. This Agreement and the rights and benefits hereunder may not be assigned by
either Party without the prior written consent of the other Party, which consent shall be in the
sole and absolute discretion of the non-assigning Party.

Entire Agreement. This Agreement contains the entire understanding of the Parties with
respect to the subject matter of the Agreement. This Agreement also supersedes all other
agreements and understandings, both oral and written, between the parties relating to the
subject matter of the Agreement.

Amendment. By mutual consent of the Parties, any provision of this Agreement may be
amended, modified, or deleted. Any such changes, deletions or additions shall be recorded in
written signed addenda, which shall form part of this Agreement.

Applicable Law. This Agreement shall be governed by and construed in accordance with
the laws of the Commonwealth of Pennsylvania, without giving effect to the principles of
conflicts of law. The Parties consent to the exclusive jurisdiction and venue of the federal and
state courts located in Allegheny County, Pennsylvania, in any action arising out of, or
relating to this Agreement.

In witness whereof, the Parties have executed this Agreement:

The Mattress Factory

By: /s/ Hayley Haldeman

Name: Hayley Haldeman
Title: ~ Mattress Factory Executive Director
Date: Sept. 20, 2021

Homeowner — Mr.

By:

Name:




ESCROW AGREEMENT

This Escrow Agreement is made this 7 'Z day of ‘{,?‘Q{Mﬁ [&_ 2021, between The Mattress
Factory, Ltd. (“the Mattress Factory”) and First Natfonal Bank.

Whereas, the Mattress Factory and a Northside homeowner (“Homeowner”) have entered into an
agreement in relation to Sed Valorem, an exhibition by the artist Harrison Kinnane Smith at the
Mattress Factory, as part of the 2021-2022 making home here art exhibition. That agreement is
attached as Exhibit A and incorporated herein;

Whereas, the Mattress Factory and the artist Harrison Kinnane Smith believe that an escrow
account is a desirable and appropriate form to hold and disburse the funds relating to the
exhibition, in accordance with the provisions set forth in Exhibit A;

Whereas, the Mattress Factory wishes to appoint First National Bank as the escrow agent, per the
terms and conditions set forth below.

NOW THEREFORE, in consideration of the foregoing, the Mattress Factory and First National
Bank agree as follows:

1. Appointment. The Mattress Factory appoints First National Bank as its escrow agent for the
purposes set forth herein (“Escrow Agent”). The Escrow Agent accepts such appointment under
the terms and conditions set forth herein.

2. Establishment of the Escrow Account. Simultaneously with the date hereof, the Mattress
W with the Escrow Agent. The Mattress Factory
has deposited with the Escrow Agent $10,000. The Escrow Agent shall hold the Escrow
Account, per the terms and conditions set forth herein.

The Escrow Account period shall begin on the date that the Mattress Factory opens the Escrow
Account. The Escrow Account period terminates on April 30, 2036.

3. Disposition of the Escrow Account. Monies in the Escrow Account shall be distributed by
Escrow Agent solely as follows:

(a) Disbursement: The Escrow Agent should disburse monies from the Escrow Account to the
Homeowner when requested to do so in writing from the Mattress Factory.

Unless otherwise instructed, the Mattress Factory requests distribution of funds in the following
amount and on the following schedule:

$476.90, on or around April 15 of every year, through and including 2036

The Escrow Agent will disburse the funds into the Homeowner’s FNB checking account.



(b) Escrow Period: The escrow period (the “Escrow Period”) shall begin with the establishment
of the Escrow Account and shall terminate upon notification in writing from the Mattress
Factory. The following events will trigger the Mattress Factory’s notice of termination:

e Expiration of the Escrow Account period (April 30, 2036);

e Full depletion of all funds in the Escrow Account;

e Sale by Homeowner of their current property, the address of which is _
I pittsburgh, PA 15214

e A county-wide reassessment of property values occurs, and upon application of said
reassessed values, the Homeowner’s annual property tax burden is decreased by more
than $476.90;
Death of Homeowner;

e Mutual decision of the Mattress Factory and the Homeowner; or

e Mattress Factory’s termination of the agreement between it and the Homeowner.

Additionally, upon expiration of the Escrow Period, the Escrow Agent shall close the Escrow
Account. If any funds remain in the Escrow Account, the Escrow Agent shall distribute all
remaining funds back to the Mattress Factory. The Mattress Factory will then distribute the funds
per its agreement with the Homeowner.

(c) The Mattress Factory and the Homeowner agrees that the Mattress Factory is primarily
responsible for all communications with and instructions to the Escrow Agent, including
notification to the escrow agent regarding cessation of funds.

For written instructions regarding the Escrow Account, the Mattress Factory will endeavor to
provide a copy of correspondence to the Homeowner.

4. Escrow Agent.

(a) The Escrow Agent’s duties are limited solely to the safekeeping of the Escrow Account in
accordance with the terms of this Agreement. The Escrow Agent’s duties shall be deemed purely
ministerial in nature, and no other duties shall be implied.

The Escrow Agent shall neither be responsible for, nor have any requirements to comply with,
the terms and conditions of any other agreement, instrument or document between the Mattress
Factory and the Homeowner, other than this Agreement. The Escrow Agent shall not be required
to determine if any person or entity has complied with any such agreements. In the event of any
conflict between the terms and provisions of this Agreement and those of any other applicable
agreement between the Mattress Factory and the Homeowner, the terms and conditions of this
Agreement shall control.

The Escrow Agent may rely upon and shall not be liable for acting upon any written notice,
document, instruction or request furnished to it and believed by it to be genuine and to have been
signed or presented by the proper party or parties. The Escrow Agent shall have no duty of
inquiry and no obligation to require substantiating evidence of any kind.


Harrison Smith

Harrison Smith


The Escrow Agent shall have no duty to solicit any payments which may be due it or the Escrow
Account, including, without limitation, the initial deposit or any additional funds required
hereby, nor shall the Escrow Agent have any duty or obligation to confirm or verify the accuracy
or correctness of any amounts deposited with it hereunder.

(b) The Escrow Agent shall not be liable for any action taken or omitted to be taken by it in good
faith, except to the extent that a final adjudication of a court of competent jurisdiction determines
that the Escrow Agent's gross negligence or willful misconduct was the primary cause of any
loss to either Party.

The Escrow Agent may execute any of its powers and perform any of its duties directly or
through affiliates or agents. The Escrow Agent may consult with counsel, accountants and other
skilled persons to be selected and retained by it. The Escrow Agent shall not be liable for any
action taken or omitted to be taken by it in accordance with, or in reliance upon, the advice or
opinion of any such counsel, accountants or other skilled persons.

In the event that the Escrow Agent is uncertain or believes there is some ambiguity as to its
duties or rights, it shall be entitled to refrain from taking any action. In such a circumstance, its
sole obligation shall be to keep safely all property held in escrow, until it shall be given a
direction in writing by the Mattress Factory which eliminates such ambiguity or uncertainty to
the satisfaction of Escrow Agent or by a final and non-appealable order or judgment of a court of
competent jurisdiction.

The Mattress Factory agrees to pursue any redress or recourse in connection with any dispute
without making the Escrow Agent a party to the same. Anything in this Agreement to the
contrary notwithstanding, in no event shall the Escrow Agent be liable for special, incidental,
punitive, indirect or consequential loss or damage of any kind whatsoever (including but not
limited to lost profits), even if the Escrow Agent has been advised of the likelihood of such loss
or damage and regardless of the form of action.

5. Succession.

(2) The Escrow Agent may resign and be discharged from its duties or obligations hereunder by
giving thirty (30) days advance notice in writing of such resignation to the Mattress Factory,
specifying a date when such resignation shall take effect. If the Mattress Factory fails to appoint
a successor escrow agent prior to the expiration of thirty (30) days following receipt of the notice
of resignation, the Escrow Agent may petition any court of competent jurisdiction for the
appointment of a successor escrow agent or for other appropriate relief, and any such resulting
appointment shall be binding upon all of the parties hereto.

(b) Any entity into which the Escrow Agent may be merged or converted or with which it may
be consolidated, or any entity to which all or substantially all the escrow business may be
transferred, shall be the Escrow Agent under this Agreement without further act.



6. Compensation and Reimbursement. The Escrow Agent shall not be compensated for
serving as the Escrow Agent but may be reimbursed, upon approval of the Mattress Factory, for
its reasonable third party out of pocket costs and expenses in acting as Escrow Agent.

During the Escrow Period, the Escrow Agent is aware and understands that it is not entitled to
any funds received into the Escrow Account. No amounts deposited in the Escrow Account shall
become the property of the Escrow Agent or any other entity, or be subject to the debts of the
Escrow Agent or any other entity.

7. Indemnity.

(a) The parties shall jointly and severally indemnify, defend, and hold harmless the Escrow
Agent and its affiliates and their respective successors, assigns, directors, agents and employees
(the “Indemnitees”) from and against any and all losses, damages, claims, liabilities, penalties,
judgments, settlements, litigation, investigations, costs or expenses (including, without
limitation, the fees and expenses of outside counsel and experts and their staffs and all expense
of document location, duplication and shipment) (collectively “Losses”) arising out of or in
connection with (i) the Escrow Agent’s execution and performance of this Agreement, tax
reporting or withholding, the enforcement of any rights or remedies under or in connection with
this Agreement, or as may arise by reason of any act, omission or error of the Indemnitee, except
in the case of any Indemnitee to the extent that such Losses are finally adjudicated by a court of
competent jurisdiction to have been primarily caused by the gross negligence or willful
misconduct of such Indemnitee, or (ii) its following any joint instructions or joint directions from
the parties, except to the extent that its following of any such instruction or direction is expressly
forbidden by the terms hereof. The indemnity obligations set forth in this Section shall survive
the resignation, replacement or removal of the Escrow Agent or the termination of this
Agreement.

(b) The parties hereby grant the Escrow Agent a lien on, right of set-off against, and security
interest in, the Escrow Account for the payment of any claim for indemnification, fees, expenses
and amounts due hereunder. In furtherance of the foregoing, the Escrow Agent is expressly
authorized and directed, but shall not be obligated, to charge against and withdraw from the
Escrow Account for its own account or for the account of an Indemnitee any amounts due to the
Escrow Agent or to an Indemnitee of this Agreement.

8. Notices. All communications hereunder shall be in writing and shall be deemed to be duly
given and received: (a) upon delivery, if delivered personally, or upon confirmed transmittal, if
by electronic mail or facsimile; (b) on the next business day if sent by overnight courier; or (c)
four (4) business days after mailing if mailed by prepaid registered mail, return receipt requested,
to the appropriate notice address as any party hereto may have furnished to the other parties in
writing by registered mail, return receipt requested.

9. Compliance with Court Orders. In the event that any escrow property shall be attached,
garnished or levied upon by any court order, or the delivery thereof shall be stayed or enjoined
by an order of a court, or any order, judgment or decree shall be made or entered by any court
order affecting the property deposited under this Agreement, the Escrow Agent is hereby



expressly authorized, in its sole discretion, to obey and comply with all writs, orders or decrees
so entered or issued, which it is advised by legal counsel of its own choosing is binding upon it,
whether with or without jurisdiction, and in the event that the Escrow Agent obeys or complies
with any such writ, order or decree it shall not be liable to any of the parties hereto or to any
other person, entity, firm or corporation, by reason of such compliance notwithstanding such
writ, order or decree be subsequently reversed, modified, annulled, set aside or vacated.

10. Miscellaneous. The provisions of this Agreement may be waived, altered, amended or
supplemented, in whole or in part, only by a writing signed by the Escrow Agent and the
Mattress Factory. Neither this Agreement nor any right or interest hereunder may be assigned in
whole or in part by the Escrow Agent or any Party, except as provided in Section regarding
Succession, without the prior consent of the Escrow Agent and the Mattress Factory.

Each Party irrevocably waives any objection on the grounds of venue, forum non-conveniens or
any similar grounds and irrevocably consents to service of process by mail or in any other
manner permitted by applicable law and consents to the jurisdiction of the courts located in the
Commonwealth of Pennsylvania. To the extent that in any jurisdiction either Party may now or
hereafter be entitled to claim for itself or its assigns, immunity from suit, execution attachment
(before or after judgment), or other legal process, such Party shall not claim, and it hereby
irrevocably waives, such immunity.

No party to this Agreement is liable to any other party for losses due to, or if it is unable to
perform its obligations under the terms of this Agreement because of, acts of God, fire, war,
terrorism, floods, strikes, electrical outages, equipment or transmission failure, or other causes
reasonably beyond its control.

This Agreement may be executed in one or more counterparts, each of which shall be deemed an
original, but all of which together shall constitute one and the same instrument. All signatures of
the parties to this Agreement may be transmitted by facsimile, and such facsimile will, for all
purposes, be deemed to be the original signature of such party whose signature it reproduces and
will be binding upon such party. If any provision of this Agreement is determined to be
prohibited or unenforceable by reason of any applicable law of a jurisdiction, then such provision
shall, as to such jurisdiction, be ineffective to the extent of such prohibition or unenforceability
without invalidating the remaining provisions thereof, and any such prohibition or
unenforceability in such jurisdiction shall not invalidate or render unenforceable such provisions
in any other jurisdiction. A person who is not a party to this Agreement shall have no right to
enforce any term of this Agreement. The Mattress Factory represents, warrants and covenants
that each document, notice, instruction or request provided by it to Escrow Agent shall comply
with applicable laws and regulations. Where, however, the conflicting provisions of any such
applicable law may be waived, they are hereby irrevocably waived by the parties hereto to the
fullest extent permitted by law, to the end that this Agreement shall be enforced as written.
Except as expressly provided above, nothing in this Agreement, whether express or implied,
shall be construed to give to any person or entity other than the Escrow Agent and the parties any
legal or equitable right, remedy, interest or claim under or in respect of this Agreement or any
funds escrowed hereunder.



IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the date set
forth above.

The Mattress Factory

By:fb«{{ﬁu W
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Name: fALe ¥ HALD4MAN
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CORPORATE RESOLUTION TO BORROW / GRANT COLLATERAL

" Principal | LoanDate | Maturity loan No CaltliCol | Account  [Officer | inftials
$10,000.00 [09-23-2021 109-23-2036{ 47366593 | 320 e

References in the boxes above are for Lender's use only and do not limit the applicability of this document to any particular loan or item.
Any item above containing "**** has been omitted due to text length limitations.

. Lender: First National Bank of Pennsylvania
Corporation: The Mattress Factory, LTD. BBU Pittsburgh
500 Sampsonia Way ONE FNB BLVD

Pittsburgh, PA 15212 HERMITAGE, PA 16148

I, THE UNDERSIGNED, DO HEREBY CERTIFY THAT:

THE CORPORATION'S EXISTENCE. The complete and correct name of the Corporation is The Mattress Factory, LTD. ("Corporation”). The
Corporation is a non-profit corporation which is, and at all times shall be, duly organized, validly existing, and in good standing under and by
virtue of the laws of the Commonwealth of Pennsylvania. The Corporation is duly authorized to transact business in all other states in which the
Corporation is doing business, having obtained all necessary filings, governmental licenses and approvals for each state in which the Corporation
is doing business. Specifically, the Corporation is, and at all times shall be, duly qualified as a foreign corporation in all states in which the
failure to so qualify would have a material adverse effect on its business or financial condition. The Corporation has the full power and authority
to own its properties and to transact the business in which it is presently engaged or presently proposes to engage. The Corporation maintains
an office at 500 Sampsonia Way, Pittsburgh, PA 15212. Unless the Corporation has designated otherwise in writing, the principal office is the
office at which the Corporation keeps its books and records. The Corporation will notify Lender prior to any change in the location of the
Corporation's state of organization or any change in the Corporation's name. The Corporation shall do all things necessary to preserve and to
keep in full force and effect its existence, rights and privileges, and shall comply with all regulations, rules, ordinances, statutes, orders and
decrees of any governmental or quasi-governmental authority or court applicable to the Corporation and the Corporation's business activities.

RESOLUTIONS ADOPTED. At a meeting of the Directors of the Corporation, or if the Corporation is a close corporation having no Board of
Directors then at a meeting of the Corporation's shareholders, duly called and held on September 21, 2021, at which a quorum was present and
voting, or by other duly authorized action in lieu of a meseting, the resolutions set forth in this Resolution were adopted.

OFFICER. The following named person is an officer of The Mattress Factory, LTD.:
NAMES TTLES AUTHORIZED

Hayley Haldeman Executive Director Y

ACTIONS AUTHORIZED. The authorized person listed above may enter into any agredgjents pf any nature with Lender, and those agreements
will bind the Corporation. Specifically, but without limitation, the authorized person is authorized, empowered, and directed to do the following
for and on behalf of the Corporation:

Borrow Money. To borrow, as a cosigner or otherwise, from time to time from Lender, on such terms as may be agreed upon between the
Corporation and Lender, such sum or sums of money as in his or her judgment should be borrowed, without limitation,

Execute Notes. To execute and deliver to Lender the promissory note or notes, or other evidence of the Corporation's credit
accommodations, on Lender's forms, at such rates of interest and on such terms as may be agreed upon, evidencing the sums of money so
borrowed or any of the Corporation's indebtedness to Lender, and also to execute and deliver to Lender one or more renewals, extensions,
modifications, refinancings, consolidations, or substitutions for one or more of the notes, any portion of the notes, or any other evidence of
credit accommodations.

Grant Security. To mortgage, pledge, transfer, endorse, hypothecate, or otherwise encumber and deliver to Lender any property now or
hereafter belonging to the Corporation or in which the Corporation now or hereafter may have an interest, including without limitation all of
the Corporation’s real property and all of the Corporation's personal property {tangible or intangible), as security for the payment of any
loans or credit accommodations so obtained, any promissory notes so executed (including any amendments to or modifications, renewals,
and extensions of such promissory notes), or any other or further indebtedness of the Corporation to Lender at any time owing, however
the same may be evidenced. Such property may be mortgaged, pledged, transferred, endorsed, hypothecated or encumbered at the time
such loans are obtained or such indebtedness is incurred, or at any other time or times, and may be either in addition toc or in lieu of any
property theretofore mortgaged, pledged, transferred, endorsed, hypothecated or encumbered.

Execute Security Documents. To execute and deliver to Lender the forms of mortgage, deed of trust, pledge agreement, hypothecation
agreement, and other security agreements and financing statements which Lender may require and which shall evidence the terms and
conditions under and pursuant to which such liens and encumbrances, or any of them, are given; and also to execute and deliver to Lender
any other written instruments, any chattel paper, or any other collateral, of any kind or nature, which Lender may deem necessary or proper
in connection with or pertaining to the giving of the liens and encumbrances.

Negotiate Items. To draw, endorse, and discount with Lender all drafts, trade acceptances, promissory notes, or other evidences of
indebtedness payable to or belonging to the Corporation or in which the Corporation may have an interest, and either to receive cash for the
same or to cause such proceeds to be credited to the Corporation's account with Lender, or to cause such other disposition of the
proceeds derived therefrom as he or she may deem advisable.

Further Acts. In the case of lines of credit, to designate additional or alternate individuals as being authorized to request advances under
such lines, and in all cases, to do and perform such other acts and things, to pay any and all fees and costs, and to execute and deliver
such other documents and agreements, including agreements waiving the right to a trial by jury and confessing judgment against the
Corporation, as the officer may in his or her discretion deem reasonably necessary or proper in order to carry into effect the provisions of
this Resolution.

ASSUMED BUSINESS NAMES. The Corporation has filed or recorded all documents or filings required by law relating to all assumed business
names used by the Corporation. Excluding the name of the Corporation, the following is a complete list of all assumed business names under
which the Corporation does business: None.



CORPORATE RESOLUTION TO BORROW / GRANT COLLATERAL
(Continued) Page 2

NOTICES TO LENDER. The Corporation will promptly notify Lender in writing at Lender's address shown above {or such other addresses as
Lender may designate from time to time) prior to any (A) change in the Corporation’s name; (B) change in the Corporation's assumed
business name(s); (C) change in the management of the Corporation; (D) change in the authorized signer(s). (E) change in the Corporation's
principal office address; (F) change in the Corporation's state of organization; (G) conversion of the Corporation to a new or different type of
business entity; or (H) change in any other aspect of the Corporation that directly or indirectly relates to any agreements between the
Corporation and Lender. No change in the Corporation's name or state of organization will take effect until after Lender has received notice.

CERTIFICATION CONCERNING OFFICERS AND RESOLUTIONS. The officer named above is duly elected, appointed, or employed by or for the
Corporation, as the case may be, and occupies the position set opposite his or her respective name. This Resolution now stands of record on
the books of the Corporation, is in full force and effect, and has not been modified or revoked in any manner whatsoever.,

CONTINUING VALIDITY. Any and all acts authorized pursuant to this Resolution and performed prior to the passage of this Resolution are
hereby ratified and approved. This Resolution shall be continuing, shall remain in full force and effect and Lender may rely on it untit written
notice of its revocation shall have been delivered to and received by Lender at Lender's address shown above (or such addresses as Lender may
designate from time to time). Any such notice shall not affect any of the Corporation's agreements or commitments in effect at the time notice
is given.

IN TESTIMONY WHEREOF, { have hereunto set my hand, affixed the seal of the Corporation and attest that the signature set opposite the name
listed above is his or her genuine signature.

I have read all the provisions of this Resolution, and | personally and on behalf of the Corporation certify that all statements and representations
made in this Resolution are true and correct. This Corporate Resolution to Borrow / Grant Collateral is dated September 23, 2021.

THIS RESOLUTION IS GIVEN UNDER SEAL AND IT IS INTENDED THAT THIS RESOLUTION IS AND SHALL CONSTITUTE AND HAVE THE
EFFECT OF A SEALED INSTRUMENT ACCORDING TO LAW.

CERTIFIED TO AND ATTESTED BY:

X A {Seal)
CORPORATE Hayl Hal Ql@n, Executive Director of The
SEAL Matfxgds Fagtory, LTD.

NOTE: If the officer signing this Resolution is designated by the foregoing document as one of the officars authorized Lo act on the Corporalion’s behalf, it is advisable (o have this Resolution
signed by at least one non-aulhorized officer of the Corporation.
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BUSINESS LOAN AGREEMENT

~ Principal | Loan Date | Matur T LoanNo Calt/Cot |

32036 | 47366593 320 |

: Wa TOfficer | Tnitials
$10,000.00  |09-23.2021 |09-23 J e

References in the boxes above are for Lender's use only and do not limit the applicability of this document to any particular loan or item.
Any item above containing "**™* has been omitted due to text length iimitations.

Borrower:  The Mattress Factory, LTD. Lender: First National Bank of Pennsylvania
500 Sampsonia Way BBU Pittsburgh
Pittsburgh, PA 15212 ONE FNB BLVD

HERMITAGE, PA 16148

THIS BUSINESS LOAN AGREEMENT dated September 23, 2021, is made and executed between The Mattress Factory, LTD. ("Borrower") and
First National Bank of Pennsylvania ("Lender") on the following terms and conditions. Borrower has received prior commercial loans from
Lender or has applied to Lender for a commercial loan or loans or other financial accommodations, including those which may be described on
any exhibit or schedule attached to this Agreement. Borrower understands and agrees that: (A} in granting, renewing, or extending any Loan,
Lender is relying upon Borrower's representations, warranties, and agreements as set forth in this Agreement; (B) the granting, renewing, or
extending of any Loan by Lender at all times shall be subject to Lender's sole judgment and discretion; and (C) all such Loans shall be and
remain subject to the terms and conditions of this Agreement.

TERM. This Agreement shall be effective as of September 23, 2021, and shall continue in full force and effect until such time as all of
Borrower's Loans in favor of Lender have been paid in full, including principal, interest, costs, expenses, attorneys’ fees, and other fees and
charges, or until such time as the parties may agree in writing to terminate this Agreement.

CONDITIONS PRECEDENT TO EACH ADVANCE. Lender's obligation to make the initial Advance and each subsequent Advance under this
Agreement shall be subject to the fulfillment to Lender's satisfaction of all of the conditions set forth in this Agreement and in the Related
Documents.

Loan Documents. Borrower shall provide to Lender the following documents for the Loan: (1) the Note; (2) Security Agreements
granting to Lender security interests in the Collateral, (3) financing statements and alt other documents perfecting Lender's Security
Interests; (4) evidence of insurance as required below; (5) together with all such Related Documents as Lender may require for the Loan;
all in form and substance satisfactory to Lender and Lender's counsel.

Borrower's Authorization. Borrower shall have provided in form and substance satisfactory to Lender properly certified resolutions, duly
authorizing the execution and delivery of this Agreement, the Note and the Related Documents. In addition, Borrower shall have provided
such other resolutions, authorizations, documents and instruments as Lender or its counsel, may require.

Payment of Fees and Expenses. Borrower shall have paid to Lender all fees, charges, and other expenses which are then due and payable
as specified in this Agreement or any Related Document.

Representations and Warranties. The representations and warranties set forth in this Agreement, in the Related Documents, and in any
document or certificate delivered to Lender under this Agreement are true and correct.

No Event of Default. There shall not exist at the time of any Advance a condition which would constitute an Event of Default under this
Agreement or under any Related Document.

REPRESENTATIONS AND WARRANTIES. Borrower represents and warrants to Lender, as of the date of this Agreement, as of the date of each
disbursement of loan proceeds, as of the date of any renewal, extension or modification of any Loan, and at all times any Indebtedness exists:

Organization. Borrower is a non-profit corporation which is, and at all times shall be, duly organized, validly existing, and in good standing
under and by virtue of the laws of the Commonwealth of Pennsylvania. Borrower is duly authorized to transact business in all other states
in which Borrower is doing business, having obtained all necessary filings, governmental licenses and approvals for each state in which
Borrower is doing business. Specifically, Borrower is, and at all times shall be, duly qualified as a foreign corporation in all states in which
the failure to so qualify would have a material adverse effect on its business or financial condition. Bomrower has the full power and
authority to own its properties and to transact the business in which it is presently engaged or presently proposes to engage. Borrower
maintains an office at 500 Sampsonia Way, Pittsburgh, PA 15212 Unless Borrower has designated otherwise in writing, the principal
office is the office at which Borrower keeps its books and records including its records concerning the Collateral. Borrower will notify
Lender prior to any change in the location of Borrower's state of organization or any change in Borrower's name. Borrower shall do all
things necessary to preserve and to keep in full force and effect its existence, rights and priviteges, and shalt comply with all regulations,
rules, ordinances, statutes, orders and decrees of any governmental or quasi-governmental authority or court applicable to Borrowser and
Borrower's business activities.

Assumed Business Names. Borrower has filed or recorded all documents or filings required by law relating to all assumed business names
used by Borrower. Excluding the name of Borrower, the following is a complete list of all assumed business names under which Borrower
does business: None.

Authorization. Borrower's execution, delivery, and performance of this Agreement and all the Related Documents have been duly
authorized by all necessary action by Borrower and do not conflict with, result in a violation of, or constitute a default under (1) any
provision of (a) Borrower's articles of incorporation or organization, or bylaws, or (b) any agreement or other instrument binding upon
Borrower or (2} any law, govermmental regulation, court decree, or order applicable to Borrower or to Borrower's properties.

Financial information. Each of Borrower's financial statements supplied to Lender truly and completely disclosed Borrower's financial
condition as of the date of the statement, and there has been no material adverse change in Borrower's financial condition subsequent to
the date of the most recent financial statement supplied to Lender. Borrower has no material contingent obligations except as disclosed in
such financial statements.

Legal Effect. This Agreement constitutes, and any instrument or agreement Borrower is required to give under this Agreement when
delivered will constitute legal, valid, and binding obligations of Borrower enforceable against Borrower in accordance with their respective
terms.

Properties. Except as contemplated by this Agreement or as previously disclosed in Borrower's financial statements or in writing to Lender
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and as accepted by Lender, and except for property tax liens for taxes not presently due and payable, Borrower owns and has good title to
all of Borrower's properties free and clear of all Security Interests, and has not executed any security documents or financing statements
relating to such properties. All of Borrower's properties are titled in Borrower's legal name, and Borrower has not used or filed a financing
statement under any other name for at least the last five (5) years.

Hazardous Substances. Except as disclosed to and acknowledged by Lender in writing, Borrower represents and warrants that: {1) During
the period of Borrower's ownership of the Collateral, there has been no use, generation, manufacture, storage, treatment, disposal, release
or threatened release of any Hazardous Substance by any person on, under, about or from any of the Collateral. (2) Borrower has no
knowledge of, or reason to believe that there has been (a) any breach or violation of any Environmental Laws: (b) any use, generation,
manufacture, storage, treatment, disposal, release or threatened release of any Hazardous Substance on, under, about or from the
Collateral by any prior owners or occupants of any of the Collateral; or (c) any actual or threatened litigation or claims of any kind by any
person relating to such matters. (3) Neither Borrower nor any tenant, contractor, agent or other authorized user of any of the Collateral
shall use, generate, manufacture, store, treat, dispose of or release any Hazardous Substance on, under, about or from any of the
Collateral; and any such activity shall be conducted in compliance with all applicable federal, state, and local laws, regulations, and
ordinances, inciuding without limitation all Environmental Laws. Borrower authorizes Lender and its agents to enter upon the Collaterat to
make such inspections and tests as Lender may deem appropriate to determine compliance of the Collateral with this section of the
Agreement. Any inspections or tests made by Lender shall be at Borrower's expense and for Lender's purposes only and shall not be
construed to create any responsibility or liability on the part of Lender to Borrower or to any other person. The representations and
warranties contained herein are based on Borrower's due diligence in investigating the Coilateral for hazardous waste and Hazardous
Substances. Borrower hereby (1) releases and waives any future claims against Lender for indemnity or contribution in the event
Borrower becomes liable for cleanup or other costs under any such laws, and (2) agrees to indemnify, defend, and hold harmless Lender
against any and all claims, losses, liabilities, damages, penalties, and expenses which Lender may directly or indirectly sustain or suffer
resulting from a breach of this section of the Agreement or as a consequence of any use, generation, manufacture, storage, disposal,
release or threatened release of a hazardous waste or substance on the Collateral. The provisions of this section of the Agreement,
including the obligation to indemnify and defend, shall survive the payment of the Indebtedness and the termination, expiration or
satisfaction of this Agreement and shall not be affected by Lender's acquisition of any interest in any of the Collateral, whether by
foreclosure or otherwise.

Litigation and Claims. No litigation, claim, investigation, administrative proceeding or similar action (including those for unpaid taxes)
against Borrower is pending or threatened, and no other event has occurred which may materially adversely affect Borrower's financial
condition or properties, other than litigation, claims, or other events, if any, that have been disclosed to and acknowledged by Lender in
writing.

Taxes. To the best of Borrower's knowledge, all of Borrower's tax returns and reports that are or were required to be filed, have been
filed, and all taxes, assessments and other governmental charges have been paid in full, except those presently being or to be contested by
Borrower in good faith in the ordinary course of business and for which adequate reserves have been provided.

Lien Priority. Unless otherwise previously disclosed to Lender in writing, Borrower has not entered into or granted any Security
Agreements, or permilted the filing or attachment of any Security Interests on or affecting any of the Collateral directly or indirectly
securing repayment of Borrower's Loan and Note, that would be prior or that may in any way be superior to Lender's Security Interests and
rights in and to such Collateral.

Binding Effect. This Agreement, the Note, all Security Agreements (if any), and all Related Documents are binding upon the signers
thereof, as well as upon their successors, representatives and assigns, and are legally enforceable in accordance with their respective
terms.

AFFIRMATIVE COVENANTS. Borrower covenants and agrees with Lender that, so long as this Agreement remains in effect, Borrower wili:

Notices of Claims and Litigation. Promptly inform Lender in writing of (1) all material adverse changes in Borrower's financial condition,
and (2} all existing and all threatened litigation, claims, investigations, administrative proceedings or similar actions affecting Borrower or
any Guarantor which could materiaily affect the financial condition of Borrower or the financial condition of any Guarantor.

Financial Records. Maintain its books and records in accordance with GAAP, applied on a consistent basis, and permit Lender to examine
and audit Borrower's books and records at all reasonable times.

Financial Statements. Fumish Lender with the following:

Annual Statements. As soon as available, but in no event later than one-hundred-twenty (120) days after the end of each fiscal year,
Borrower’s balance sheet and income statement for the year ended, audited by a certified public accountant satisfactory to Lender.

All financial reports required to be provided under this Agreement shall be prepared in accordance with GAAP, applied on a consistent
basis, and certified by Borrower as being true and correct.

Additional Information. Furnish such additional information and statements, as Lender may request from time to time.
Financial Covenants and Ratios. Comply with the following covenants and ratios:

Working Capital Requirements. Maintain Working Capital in excess of $1,500,000.00.

Minimum Income and Cash flow Requirements. Borrower shall comply with the following cash flow ratio requirements:

Debt Service Coverage Ratio. Maintain a ratio of Debt Service Coverage in excess of 1.200 to 1.000. Debt Service Coverage:
Defined as the sum of EBITDA - Cash Taxes - Distributions + Capital Contributions (not to exceed the amount of Distributions in
the Measurement Period) +/- Non-Recurring Income/Expenses divided by the sum of Interest Expense + Prior Period CPLTD,
based on a rolling four quarters. EBITDA is defined as Earnings before Interest, Taxes, Depreciation, Amortization and Non-cash
Charges. This coverage ratio will be evaluated as of year-end.

Except as provided above, all computations made to determine compliance with the requirements contained in this paragraph shall be
made in accordance with generally accepted accounting principles, applied on a consistent basis, and certified by Borrower as being
true and correct.

Insurance. Maintain fire and other risk insurance, public liability insurance, and such other insurance as Lender may require with respect to
Borrower's properties and operations, in form, amounts, coverages and with insurance companies acceptable to Lender. Borrower, upon
request of Lender, will deliver to Lender from time to time the policies or certificates of insurance in form satisfactory to Lender, including
stipulations that coverages will not be cancelled or diminished without at least ten (10} days prior written notice to Lender. Each insurance
policy also shall include an endorsement providing that coverage in favor of Lender will not be impaired in any way by any act, omission or
default of Borrower or any other person. In connection with all policies covering assets in which Lender holds or is offered a security
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interest for the Loans, Borrower will provide Lender with such lender's loss payable or other endorsements as Lender may require.

Insurance Reports. Furnish to Lender, upon request of Lender, reports on each existing insurance policy showing such information as
Lender may reasonably request, including without limitation the following: (1) the name of the insurer; (2) the risks insured; (3) the
amount of the policy; (4) the properties insured; (5) the then current property values on the basis of which insurance has been obtained,
and the manner of determining those values; and (6) the expiration date of the policy. In addition, upon request of Lender (however not
more often than annually), Borrower will have an independent appraiser satisfactory to Lender determine, as applicable, the actual cash
value or replacement cost of any Collateral. The cost of such appraisal shall be paid by Borrower.

Other Agreements. Comply with all terms and conditions of all other agreements, whether now or hereafter existing, between Borrower
and any other party and notify Lender immediately in writing of any default in connection with any other such agreements.

Loan Proceeds. Use all Loan praceeds solely for Borrower's business operations, unless specifically consented to the contrary by Lender in
writing.

Taxes, Charges and Liens. Pay and discharge when due all of its indebtedness and obligations, including without limitation all assessments,
taxes, governmental charges, levies and liens, of every kind and nature, imposed upon Borrower or its properties, income, or profits, prior
to the date on which penalties would attach, and all lawful claims that, if unpaid, might become a lien or charge upon any of Borrower's
properties, income, or profits. Provided however, Borrower will not be required to pay and discharge any such assessment, tax, charge,
levy, lien or claim so long as (1) the legality of the same shall be contested in good faith by appropriate proceedings, and (2) Borrower
shall have established on Borrower's books adequate reserves with respect to such contested assessment, tax, charge, levy, lien, or claim
in accordance with GAAP.

Performance. Perform and comply, in a timely manner, with all terms, conditions, and provisions set forth in this Agreement, in the Related
Documents, and in all other instruments and agreements between Borrower and Lender. Borrower shall notify Lender immediately in
writing of any default in connection with any agreement.

Operations. Maintain executive and management personnel with substantially the same qualifications and experience as the present
executive and management personnel; provide written notice to Lender of any change in executive and management personnel; conduct its
business affairs in a reasonable and prudent manner.

Environmental Studies. Promptly conduct and complete, at Borrower's expense, all such investigations, studies, samplings and testings as
may be requested by Lender or any governmental authority relative to any substance, or any waste or by-product of any substance defined
as toxic or a hazardous substance under applicable federal, state, or local law, rule, regulation, order or directive, at or affecting any
property or any facility owned, leased or used by Borrower.

Compliance with Governmental Requirements. Comply with all laws, ordinances, and regulations, now or hereafter in effect, of ali
governmental authorities applicable to the conduct of Borrower's properties, businesses and operations, and to the use or occupancy of the
Collateral, including without limitation, the Americans With Disabilities Act. Borrower may contest in good faith any such law, ordinance,
or regulation and withhold compliance during any proceeding, including appropriate appeals, so long as Borrower has notified Lender in
writing prior to doing so and so long as, in Lender's sole opinion, Lender's interests in the Collateral are not jeopardized. Lender may
require Borrower to post adequate security or a surety bond, reasonably satisfactory to Lender, to protect Lender's interest.

Inspection. Permit employees or agents of Lender at any reasonable time to inspect any and all Collateral for the Loan or Loans and
Borrower's other properties and to examine or audit Borrower's books, accounts, and records and to make copies and memoranda of
Borrower's books, accounts, and records. if Borrower now or at any time hereafter maintains any records (including without limitation
computer generated records and computer software programs for the generation of such records) in the possession of a third party,
Borrower, upon request of Lender, shall notify such party to permit Lender free access to such records at all reasonable times and to
provide Lender with copies of any records it may request, ali at Borrower's expense.

Compliance Certificates. Unless waived in writing by Lender, provide Lender at least annually, with a certificate executed by Borrower's
chief financial officer, or other officer or person acceptable to Lender, certifying that the representations and warranties set forth in this
Agreement are true and correct as of the date of the certificate and further certifying that, as of the date of the certificate, no Event of
Default exists under this Agreement.

Environmental Compliance and Reports. Borrower shall comply in all respects with any and all Environmental Laws; not cause or permit to
exist, as a result of an intentional or unintentional action or omission on Borrower's part or on the part of any third party, on property
owned and/or occupied by Borrower, any environmental activity where damage may result to the environment, unless such environmental
aclivity is pursuant to and in compliance with the conditions of a permit issued by the appropriate federal, state or local governmental
authorities; shali furnish to Lender promptly and in any event within thirty (30) days after receipt thereof a copy of any notice, summons,
lien, citation, directive, letter or other communication from any governmental agency or instrumentality concerning any intentional or
unintentional action or omission on Borrower's part in connection with any environmental activity whether or not there is damage to the
environment and/or other natural resources.

Additional Assurances. Make, execute and deliver to Lender such promissory notes, mortgages, deeds of trust, security agreements,
assignments, financing statements, instruments, documents and other agreements as Lender or its attorneys may reasonably request to
evidence and secure the Loans and to perfect ali Security Interests.

RECOVERY OF ADDITIONAL COSTS. If the imposition of or any change in any law, rule, regulation, guideline, or generally accepted accounting
principle, or the interpretation or application of any thereof by any court, administrative or governmental authority, or standard-setting
organization (including any request or policy not having the force of law) shall impose, modify or make applicable any taxes (except federal,
state or local income or franchise taxes imposed on Lender), reserve requirements, capital adequacy requirements or other obligations which
would (A) increase the cost to Lender for extending or maintaining the credit facilities to which this Agreement relates, (B) reduce the
amounts payable to Lender under this Agreement or the Related Documents, or (C) reduce the rate of return on Lender's capital as a
consequence of Lender's abligations with respect to the credit facilities to which this Agreement relates, then Barrower agrees to pay Lender
such additional amounts as will compensate Lender therefor, within five (5) days after Lender's written demand for such payment, which
demand shall be accompanied by an explanation of such imposition or charge and a calculation in reasonable detail of the additional amounts
payabie by Borrower, which explanation and calculations shall be conclusive in the absence of manifest error.

LENDER'S EXPENDITURES. If any action or proceeding is commenced that would materially affect Lender's interest in the Collateral or if
Borrower fails to comply with any provision of this Agreement or any Related Documents, including but not limited to Borrower's failure to
discharge or pay when due any amounts Borrower is required to discharge or pay under this Agreement or any Related Documents, Lender on
Borrower's behalf may (but shali not be obligated to) take any action that Lender deems appropriate, including but not limited to discharging or
paying all taxes, liens, security interests, encumbrances and other claims, at any time levied or placed on any Collateral and paying all costs for
insuring, maintaining and preserving any Collateral. All such expenditures incurred or paid by Lender for such purposes will then bear interest at
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the rate charged under the Note from the date incurred or paid by Lender to the date of repayment by Borrower. All such expenses will become
a part of the Indebtedness and, at Lender's option, will (A} be payable on demand; (B) be added to the balance of the Note and be
apportioned among and be payable with any installment payments to become due during either (1) the term of any applicable insurance policy;
or (2} the remaining term of the Note; or (C) be treated as a balloon payment which will be due and payable at the Note’s maturity.

NEGATIVE COVENANTS. Borrower covenants and agrees with Lender that while this Agreement is in effect, Borrower shall not, without the
prior written consent of Lender:

Indebtedness and Liens. (1) Except for trade debt incurred in the normal course of business and indebtedness to Lender contemplated by
this Agreement, create, incur or assume indebtedness for borrowed money, including capital leases, (2) sell, transfer, morigage, assign,
pledge, lease, grant a security interest in, or encumber any of Borrower's assets (except as allowed as Permitted Liens), or (3) sell with
recourse any of Borrower's accounts, except to Lender.

Continuity of Operations. (1) Engage in any business activities substantially different than those in which Borrower is presently engaged,
(2) cease operations, liquidate, merge or restructure as a legal entity (whether by division or otherwise), consolidate with or acquire any
other entity, change its name, convert to another type of entity or redomesticate, dissolve or transfer or sell Collateral out of the ordinary
course of business, or (3) pay any dividends on Borrower’s stock (other than dividends payable in its stock), provided, however that
notwithstanding the foregoing, but only so long as no Event of Default has occurred and is continuing or woutd result from the payment of
dividends, if Borrower is a "Subchapter S Corporation” (as defined in the Internal Revenue Code of 1986, as amended), Borrower may pay
cash dividends on its stock to its shareholders from time to time in amounts necessary to enable the shareholders to pay income taxes and
make estimated income tax payments to satisfy their liabifities under federal and state law which arise solely from their status as
Shareholders of a Subchapter S Corporation because of their ownership of shares of Borrower's stock, or purchase or retire any of
Borrower's outstanding shares or alter or amend Borrower's capital structure.

Loans, Acquisitions and Guaranties. (1) Loan, invest in or advance money or assets to any other person, enterprise or entity, (2)
purchase, create or acquire any interest in any other enterprise or entity, or (3} incur any obligation as surety or guarantor other than in
the ordinary course of business.

Agreements. Enter into any agreement containing any provisions which would be violated or breached by the performance of Borrower's
obligations under this Agreement or in connection herewith.

CESSATION OF ADVANCES. If Lender has made any commitment to make any Loan to Borrower, whether under this Agreement or under any
other agreement, Lender shall have no obligation to make Loan Advances or to disburse Loan proceeds if: (A) Borrower or any Guarantor is in
default under the terms of this Agreement or any of the Related Documents or any other agreement that Borrower or any Guarantor has with
Lender, (B) Borrower or any Guarantor dies, becomes incompetent or becomes insolvent, files a petition in bankruptcy or similar proceedings,
or is adjudged a bankrupt; (C) there occurs a material adverse change in Borrower's financial condition, in the financial condition of any
Guarantor, or in the value of any Collateral securing any Loan; or (D) any Guarantor seeks, claims or otherwise attempts to limit, modify or
revoke such Guarantor's guaranty of the Loan or any other loan with Lender; or (E) Lender in good faith deems itself insecure, even though no
Event of Default shall have occurred.

RIGHT OF SETOFF. To the extent permitted by applicable law, Lender reserves a right of setoff in all Borrower's accounts with Lender (whether
checking, savings, or some other account). This includes all accounts Borrower holds jointly with someone else and all accounts Borrower may
open in the future. However, this does not include any IRA or Keogh accounts, or any trust accounts for which setoff would be prohibited by
law. Borrower authorizes Lender, to the extent permitted by applicable law, to charge or setoff all sums owing on the Indebtedness against any
and all such accounts.

DEFAULT. Each of the following shall constitute an Event of Default under this Agreement:
Payment Default. Borrower fails to make any payment when due under the Loan.

Other Defaults. Borrower fails to comply with or to perform any other term, obligation, covenant or condition contained in this Agreement
or in any of the Related Documents or to comply with or to perform any term, obligation, covenant or condition contained in any other
agreement between Lender and Borrower.

Default in Favor of Third Parties. Borrower or any Grantor defaults under any loan, extension of credit, security agreement, purchase or
sales agreement, or any other agreement, in favor of any other creditor or person that may materially affect any of Borrower's or any
Grantor's property or Borrower's or any Grantor's ability to repay the Loans or perform their respective obligations under this Agreement or
any of the Related Documents.

False Statements. Any warranty, representation or statement made or furnished to Lender by Borrower or on 8orrower's behalf under this
Agreement or the Related Documents is false or misleading in any material respect, either now or at the time made or furnished or becomes
false or misleading at any time thereafter.

Insolvency. The dissolution or termination of Borrower's existence as a going business, the insolvency of Borrower, the appointment of a
receiver for any part of Borrower's property, any assignment for the benefit of creditors, any type of creditor workout, or the
commencement of any proceeding under any bankruptcy or insolvency laws by or against Borrower.

Defective Collateralization. This Agreement or any of the Related Documents ceases to be in full force and effect (including failure of any
collateral document to create a valid and perfected security interest or lien) at any time and for any reason.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial proceeding, seli-help,
repossession or any other method, by any creditor of Borrower or by any governmental agency against any collateral securing the Loan.
This includes a garnishment of any of Borrower's accounts, including deposit accounts, with Lender. However, this Event of Default shall
not apply if there is a good faith dispute by Borrower as to the validity or reasonableness of the claim which is the basis of the creditor or
forfeiture proceeding and if Borrower gives Lender written notice of the creditor or forfeiture proceeding and deposits with Lender monies or
a surety bond for the creditor or forfeiture proceeding, in an amount determined by Lender, in its sole discretion, as being an adequate
reserve or bond for the dispute.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any Guarantor of any of the Indebtedness or any
Guarantor dies or becomes incompetent, or revokes or disputes the validity of, or liability under, any Guaranty of the Indebtedness.

Change in Ownership. Any change in ownership of twenty-five percent {25%) or more of the common stock of Borrower.

Adverse Change. A material adverse change occurs in Borrower's financial condition, or Lender believes the prospect of payment or
performance of the Loan is impaired.

Insecurity. Lender in good faith believes itself insecure,
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Right to Cure. If any default, other than a default on Indebtedness, is curable and if Borrower or Grantor, as the case may be, has not been
given a notice of a similar default within the preceding twelve (12) months, it may be cured if Borrower or Grantor, as the case may be,
after Lender sends written notice to Borrower or Grantor, as the case may be, demanding cure of such default: (1) cure the default within
fifteen (15) days; or (2) if the cure requires more than fifteen (15) days, immediately initiate steps which Lender deems in Lender's sole
discretion to be sufficient to cure the default and thereafter continue and complete all reasonable and necessary steps sufficient to produce
compliance as soon as reasonably practical.

EFFECT OF AN EVENT OF DEFAULT. If any Event of Default shall occur, except where otherwise provided in this Agreement or the Related
Documents, all commitments and obligations of Lender under this Agreement or the Related Documents or any other agreement immediately will
terminate (including any obligation to make further Loan Advances or disbursements), and, at Lender's option, all Indebtedness immediately will
become due and payable, all without notice of any kind to Borrower, except that in the case of an Event of Default of the type described in the
"Insolvency” subsection above, such acceleration shall be automatic and not optional. In addition, Lender shall have all the rights and remedies
provided in the Related Documents or available at law, in equity, or otherwise. Except as may be prohibited by applicable law, all of Lender's
rights and remedies shall be cumulative and may be exercised singularly or concurrently. Election by Lender to pursue any remedy shall not
exclude pursuit of any other remedy, and an election to make expenditures or to take action to perform an obligation of Borrower or of any
Grantor shall not affect Lender’s right to dedlare a default and to exercise its rights and remedies.

ADDITIONAL MONTHLY FINANCIAL INFORMATION. The Borrower will provide Bank with monthly aging of Accounts Receivable, Accounts
Payable, Inventory Lists, Job Status Reports, Balance Sheets, Profit and Loss Statements, Borrowing Base Certificates and any other such
Reports as the Bank may require within 10 days of the end of each month in form and substance acceptable to Bank .

OFAC. Under Executive Order 13324, all individuals and entities within the United States ("U S. Persons) must comply with the regulations
issued by the Treasury Department's Office of Foreign Assets Control (*OFAC"). Under these regulations, U.S. persons are prohibited from
engaging in financial transactions with individuals, entities and countries whose names are published on OFAC's list of Specially Designated
Nationals (“SDNs”). By executing the loan documents, | certify on behalf of myself and, if applicable, the entity for which | am authorized to
sign, that none of the entity's officers, directors, signers and major equity owners are currently on the OFAC SDN list. | understand and
acknowledge that | am obligated to immediately notify First National Bank of Pennsylvania if | or any officer, director, signer or major equity
owner is placed on the OFAC SDN list during the term of this loan. | and, if applicable, the named entity agree to indemnify First National Bank
of Pennsylvania and its parent company, directors, officers, employees and agents for any and all sanctions, fines, fees, costs andfor charges.
including attorney's fees, that may arise out of or resuit from any misrepresentation or mistake | may have made in executing the loan
documents and/or my failure to notify First National Bank of Pennsylvania of the existence of or any addition of an officer, director, signer or
major equity owner to the OFAC SDN list.

MISCELLANEOUS PROVISIONS. The following miscellaneous provisions are a part of this Agreement:

Amendments. This Agreement, together with any Related Documents, constitutes the entire understanding and agreement of the parties
as to the matters set forth in this Agreement. No alteration of or amendment to this Agreement shall be effective unless given in writing
and signed by the party or parties sought to be charged or bound by the alteration or amendment.

Attorneys' Fees; Expenses. Borrower agrees to pay upon demand all of Lender's costs and expenses, including Lender's reasonable
attorneys’ fees and Lender's legal expenses, incurred in connection with the enforcement of this Agreement. Lender may hire or pay
someone else to help enforce this Agreement, and Borrower shall pay the costs and expenses of such enforcement. Costs and expenses
include Lender's reasonable attorneys' fees and legal expenses whether or not there is a lawsuit, including reasonable attorneys' fees and
legal expenses for bankruptcy proceedings (including efforts to modify or vacate any automatic stay or injunction), appeals, and any
anticipated post-judgment collection services. Borrower also shall pay all court costs and such additional fees as may be directed by the
court.

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not to be used to interpret or define the
provisions of this Agreement.

Consent to Loan Participation. Borrower agrees and consents to Lender's sale or transfer, whether now or later, of one or more
participation interests in the Loan to one or more purchasers, whether related or unrelated to Lender. Lender may provide, without any
limitation whatsoever, to any one or more purchasers, or potential purchasers, any information or knowledge Lender may have about
Borrower or about any other matter relating to the Loan, and Borrower hereby waives any rights to privacy Borrower may have with respect
to such matters. Borrower additionally waives any and all notices of sale of participation interests, as well as all notices of any repurchase
of such participation interests. Borrower also agrees that the purchasers of any such participation interests will be considered as the
absolute owners of such interests in the Loan and will have all the rights granted under the participation agreement or agreements
governing the sale of such pasticipation interests. Borrower further waives all rights of offset or counterclaim that it may have now or later
against Lender or against any purchaser of such a participation interest and unconditionally agrees that either Lender or such purchaser may
enforce Borrower's obligation under the Loan irrespective of the failure or insolvency of any holder of any interest in the Loan. Bomower
further agrees that the purchaser of any such participation interests may enforce its interests irrespective of any personal claims or
defenses that Borrower may have against Lender.

Governing Law. This Agreement will be governed by federal law applicable to Lender and, to the extent not preempted by federal law, the
laws of the Commonwealth of Pennsylvania without regard to its conflicts of law provisions. This Agreement has been accepted by Lender
in the Commonwealth of Pennsylvania.

Choice of Venue. If there is a lawsuit, Borrower agrees upon Lender's request to submit to the jurisdiction of the courts of Allegheny
County, Commonwealth of Pennsylvania.

No Waiver by Lender. Lender shall not be deemed to have waived any rights under this Agreement unless such waiver is given in writing
and signed by Lender. No delay or omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by Lender of a provision of this Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agreement. No prior waiver by Lender, nor any course of
dealing between Lender and Borrower, or between Lender and any Grantor, shall constitute a waiver of any of Lender's rights or of any of
Borrower's or any Grantor's obligations as to any future transactions. Whenever the consent of Lender is required under this Agreement,
the granting of such consent by Lender in any instance shall not constitute continuing consent to subsequent instances where such consent
is required and in all cases such consent may be granted or withheid in the sole discretion of Lender.

Notices. Unless otherwise provided by applicable law, any notice required to be given under this Agreement shall be given in writing, and
shall be effective when actually delivered, when actually received by telefacsimile (unless otherwise required by law), when deposited with
a nationally recognized overnight courier, or, if mailed, when deposited in the United States mail, as first class, certified or registered mail
postage prepaid, directed to the addresses shown near the beginning of this Agreement. Any party may change its address for notices
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under this Agreement by giving formal written notice to the other parties, specifying that the purpose of the notice is to change the party's
address. For notice purposes, Borrower agrees to keep Lender informed at all times of Borrower's current address. Unless otherwise
provided by applicable law, if there is more than one Borrower, any notice given by Lender to any Borrower is deemed to be notice given to
all Borrowers.

Severability. If a court of competent jurisdiction finds any provision of this Agreement to be illegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision iilegal, invalid, or unenforceable as to any other circumstance. |f feasible,
the offending provision shall be considered modified so that it becomes legal, valid and enforceable. If the offending provision cannot be so
modified, it shall be considered deleted from this Agreement. Unless otherwise required by faw, the illegality, invalidity, or unenforceability
of any provision of this Agreement shall not affect the legality, validity or enforceability of any other provision of this Agreement.

Subsidiaries and Affiliates of Borrower. To the extent the context of any provisions of this Agreement makes it appropriate, including
without limitation any representation, warranty or covenant, the word "Borrower” as used in this Agreement shall include all of Borrower's
subsidiaries and affiliates. Notwithstanding the foregoing however, under no circumstances shall this Agreement be construed to require
Lender to make any Loan or other financial accommodation to any of Borrower's subsidiaries or affiliates.

Successors and Assigns. All covenants and agreements by or on behalf of Borrower contained in this Agreement or any Related
Documents shall bind Borrower's successors and assigns and shall inure to the benefit of Lender and its successors and assigns. Borrower
shall not, however, have the right to assign Borrower's rights under this Agreement or any interest therein, without the prior written
consent of Lender.

Survival of Representations and Warranties. Bomower understands and agrees that in making the Loan, Lender is relying on all
representations, warranties, and covenants made by Borrower in this Agreement or in any certificate or other instrument delivered by
Borrower to Lender under this Agreement or the Related Documents. Borrower further agrees that regardless of any investigation made by
Lender, all such representations, warranties and covenants will survive the making of the Loan and delivery to Lender of the Related
Documents, shall be continuing in nature, and shall remain in full force and effect until such time as Borrower's Indebtedness shall be paid
in full, or until this Agreement shall be terminated in the manner provided above, whichever is the last to occur.

Time is of the Essence. Time is of the essence in the performance of this Agreement.

Waive Jury. All parties to this Agreement hereby waive the right to any jury trial in any action, proceeding, or counterclaim brought by any
party against any other party.

DEFINITIONS. The following capitalized words and terms shall have the following meanings when used in this Agreement. Unless specifically
stated to the contrary, all references to dollar amounts shall mean amounts in lawful money of the United States of America. Waords and terms
used in the singular shall include the plural, and the plural shall include the singular, as the context may require. Words and terms not otherwise
defined in this Agreement shall have the meanings attributed to such terms in the Uniform Commercial Code. Accounting words and terms not
otherwise defined in this Agreement shall have the meanings assigned to them in accordance with generally accepted accounting principles as in
effect on the date of this Agreement:

Advance. The word "Advance" means a disbursement of Loan funds made, or to be made, to Borrower or on Borrower's behaif on a line
of credit or multiple advance basis under the terms and conditions of this Agreement.

Agreement. The word "Agreement”’ means this Business Loan Agreement, as this Business Loan Agreement may be amended or modified
from time to time, together with all exhibits and schedules attached to this Business Loan Agreement from time to time.

Borrower. The word "Borrower” means The Mattress Factory, LTD. and includes all co-signers and co-makers signing the Note angd all their
successors and assigns.

Collateral. The word "Collateral" means all property and assets granted as collateral security for a Loan, whether real or personal property,
whether granted directly or indirectly, whether granted now or in the future, and whether granted in the form of a security interest,
mortgage, collateral mortgage, deed of trust, assignment, pledge, crop pledge, chattel mortgage, collateral chattel mortgage, chattel trust,
factor’s lien, equipment trust, conditional sale, trust receipt, lien, charge, lien or title retention contract, lease or consignment intended as a
security device, or any other security or lien interest whatsoever, whether created by law, contract, or otherwise.

Environmental Laws. The words "Environmental Laws" mean any and all state, federal and local statutes, regulations and ordinances
relating to the protection of human health or the environment, including without limitation the Comprehensive Environmental Response,
Compensation, and Liability Act of 1980, as amended, 42 U.S.C. Section 9601, et seq. (“CERCLA"), the Superfund Amendments and
Reauthorization Act of 1986, Pub. L. No. 99-499 ("SARA"), the Hazardous Materials Transportation Act, 49 U.S.C. Section 1801, et seq.,
the Resource Conservation and Recovery Act, 42 U.S.C. Section 6901, et seq., or other applicable state or federal laws, rules, or
regulations adopted pursuant thereto.

Event of Default. The words "Event of Default" mean any of the events of default set forth in this Agreement in the default section of this
Agreement.

GAAP. The word "GAAP" means generally accepted accounting principles.

Grantor. The word "Grantor” means each and all of the persons or entities granting a Security Interest in any Collateral for the Loan,
including without limitation all Borrowers granting such a Security Interest

Guarantor. The word "Guarantor” means any guarantor, surety, or accommaodation party of any or all of the Loan.

Guaranty. The word "Guaranty” means the guaranty from Guarantor to Lender, including without limitation a guaranty of all or part of the
Note.

Hazardous Substances. The words "Hazardous Substances” mean materials that, because of their quantity, concentration or physical,
chemical or infectious characteristics, may cause or pose a present or potential hazard to human health or the environment when
improperly used, treated, stored, disposed of, generated, manufactured, transported or otherwise handled. The words "Hazardous
Substances” are used in their very broadest sense and include without limitation any and all hazardous or toxic substances, materials or
waste as defined by or listed under the Environmental Laws. The term "Hazardous Substances" also includes, without limitation, petroleum
and petroleum by-products or any fraction thereof and asbestos.

Indebtedness. The word "Indebtedness” means and includes any and all of Grantor's liabilities, obligations, debts, and indebtedness to
Lender, now existing or hereinafter incurred or created, including, without limitation, all loans, advances, future advances, interest, costs,
debts, overdraft indebtedness, credit card indebtedness, lease obligations, other obligations, and liabilities of Grantor, or any of them, and
any present or future judgments against Grantor, or any of them; and whether any such indebtedness is voluntarily or involuntarily incurred,
due or not due, absolute or contingent, liquidated or unliquidated, determined or undetermined; whether Grantor may be liable individually or
jointly with others, or primarily or secondarily, or as guarantor or surety; whether recovery on the indebtedness may be or may become
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barred or unenforceable against Grantor for any reason whatsoever; and whether the indebtedness arises from transactions which may be
voidable on account of infancy, insanity, uitra vires or otherwise..

Lender. The word "Lender" means First National Bank of Pennsylvania, its successors and assigns.

Loan. The word "Loan” means any and all loans and financial accommodations from Lender to Borrower whether now or hereafter
existing, and however evidenced, including without limitation those loans and financial accommodations described herein or described on
any exhibit or schedule attached to this Agreement from time to time.

Note. The word "Nate" means the Note dated September 23, 2021 and executed by The Mattress Factory, LTD. in the principal amount of
$10,000.00, together with all renewals of, extensions of, modifications of, refinancings of, consolidations of, and substitutions for the note

or credit agreement.

Permitted Liens. The words "Permitted Liens" mean (1) liens and security interests securing Indebtedness owed by Borrower to Lender;
(2) liens for taxes, assessments, or similar charges either not yet due or being contested in good faith; (3) liens of materialmen,
mechanics, warehousemen, or carriers, or other like liens arising in the ordinary course of business and securing obligations which are not
yet delinquent; (4) purchase money liens or purchase money security interests upon or in any property acquired or held by Borrower in the
ordinary course of business to secure indebtedness outstanding on the date of this Agreement or permitied to be incurred under the
paragraph of this Agreement titled "Indebtedness and Liens”; (5) liens and security interests which, as of the date of this Agreement,
have been disclosed to and approved by the Lender in writing; and (6) those liens and security interests which in the aggregate constitute
an immaterial and insignificant monetary amount with respect to the net value of Borrower's assets.

Related Documents. The words "Related Documents" mean all promissory notes, credit agreements, loan agreements, environmental
agreements, guaranties, security agreements, mortgages, deeds of trust, security deeds, collateral mortgages, and all other instruments,
agreements and documents, whether now or hereafter existing, executed in connection with the Loan.

Security Agreement. The words "Security Agreement" mean and include without limitation any agreements, promises, covenants,
arrangements, understandings or other agreements, whether created by law, contract, or otherwise, evidencing, governing, representing, or
creating a Security Interest.
Security Interest. The words "Security Interest” mean, without limitation, any and all types of collateral security, present and future,
whether in the form of a lien, charge, encumbrance, morigage, deed of trust, security deed, assignment, pledge, crop pledge, chattel
morigage, collateral chattel mortgage, chattel trust, facter's lien, equipment trust, conditional sale, trust receipt, lien or titte retention
contract, lease or consignment intended as a security device, or any other security or lien interest whatsoever whether created by law,
contract, or otherwise.
BORROWER ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS BUSINESS LOAN AGREEMENT AND BORROWER AGREES TO
ITS TERMS. THIS BUSINESS LOAN AGREEMENT IS DATED SEPTEMBER 23, 2021,
THIS AGREEMENT IS GIVEN UNDER SEAL AND IT IS INTENDED THAT THIS AGREEMENT IS AND SHALL CONSTITUTE AND HAVE THE
EFFECT OF A SEALED INSTRUMENT ACCORDING TO LAW.

BORROWER:

THE MATTRESS FACTORY, LTD.

{Seal)
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PROMISSORY NOTE

| LoanDate | Watur LoanNo - Initials

,000.00 | 09-23.2021 |09-23-2036 | 47366593 S g

References in the boxes above are for Lender's use only and do not limit the applicability of this document to any particular ioan or item.
Any item above containing “***" has been omitted due to text length limitations.

Borrower:  The Mattress Factory, LTD. Lender: First National Bank of Pennsylvania
500 Sampsonia Way BBU Pittsburgh
Pittsburgh, PA 15212 ONE FNB BLVD

HERMITAGE, PA 16148

Principal Amount: $10,000.00 Date of Note: September 23, 2021
Maturity Date: September 23, 2036

PROMISE TO PAY. The Mattress Factory, LTD. ("Borrower") promises to pay to First National Bank of Pennsylvania ("Lender"), or order, in
lawful money of the United States of America, the principal amount of Ten Thousand & 00/100 Dollars ($10,000.00), together with interest on
the unpaid principal balance from September 23, 2021, calculated as described in the "INTEREST CALCULATION METHOD" paragraph using an
interest rate of 3.210% per annum based on a year of 360 days, until paid in full. The interest rate may change under the terms and conditions
of the "INTEREST AFTER DEFAULT" section.

PAYMENT. Borrower will pay this loan in 180 payments of $70.30 each payment. Bomrower’s first payment is due October 23, 2021, and all
subsequent payments are due on the same day of each month after that. Borrower's final payment will be due on September 23, 2036, and
will be for all principal and all accrued interest not yet paid. Payments include principal and interest. Unless otherwise agreed or required by
applicable law, payments will be applied first to any accrued unpaid interest; then to principal; then to any unpaid collection costs; and then to
any late charges. Borrower will pay Lender at Lender's address shown above or at such other place as Lender may designate in writing.

INTEREST CALCULATION METHOD. Interest on this Note is computed on a 365/360 basis; that is, by applying the ratio of the interest rate
over a year of 360 days, multiplied by the outstanding principal balance, multiplied by the actual number of days the principal balance is
outstanding. All interest payable under this Note is computed using this method.

LATE CHARGE. If a payment is 10 days or more late, Borrower will be charged 8.000% of the unpaid portion of the regularty scheckded
payment.

INTEREST AFTER DEFAULT. Upon default, including failure to pay upon final maturity, the interest rate on this Note shall be increased by 4.000
percentage points. If judgment is entered in connection with this Note, interest will continue to accrue after the date of judgment at the rate in
effect at the time judgment is entered. However, in no event will the interest rate exceed the maximum interest rate limitations under applicable
law.

DEFAULT. Each of the following shall constitute an event of default ("Event of Default") under this Note:
Payment Default. Borrower fails to make any payment when due under this Note.

Other Defaults. Borrower fails to comply with or to perform any other term, obligation, covenant or condition contained in this Note or in
any of the related documents or to comply with or to perform any term, obligation, covenant or condition contained in any other agreement
between Lender and Borrower.

Default in Favor of Third Parties. Borrower or any Grantor defaults under any loan, extension of credit, security agreement, purchase or
sales agreement, or any other agreement, in favor of any other creditor or person that may materially affect any of Borrower's property or
Borrower’s ability to repay this Note or perform Borrower's obligations under this Note or any of the related documents.

False Statements. Any warranty, representation or statement made or furnished to Lender by Borrower or on Borrower's behalf under this
Note or the related documents is false or misleading in any materiat respect, either now or at the time made or furnished or becomes false
or misleading at any time thereafter.

Insolvency. The dissolution or termination of Borrower's existence as a going business. the insolvency of Borrower, the appointment of a
receiver for any part of Borrower's property, any assignment for the benefit of creditors, any type of creditor workout, or the
commencement of any proceeding under any bankruptcy or insolvency laws by or against Borrower.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial proceeding, self-help,
repossession or any other method, by any creditor of Borrower or by any governmental agency against any collateral securing the loan.
This includes a garnishment of any of Borrower's accounts, including deposit accounts, with Lender. However, this Event of Default shall
not apply if there is a good faith dispute by Borrower as to the validity or reasonableness of the claim which is the basis of the creditor or
forfeiture proceeding and if Borrower gives Lender written notice of the creditor or forfeiture proceeding and deposits with Lender monies or
a surety bond for the creditor or forfeiture proceeding, in an amount determined by Lender, in its sole discretion, as being an adequate
reserve or bond for the dispute.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any guarantor, endorser, surety, or accommodation party
of any of the indebtedness or any guarantor, endorser, surety, or accommodation party dies or becomes incompetent, or revokes or
disputes the validity of, or liability under, any guaranty of the indebtedness evidenced by this Note.

Change In Ownership. Any change in ownership of twenty-five percent (25%) or more of the common stock of Borrower.

Adverse Change. A material adverse change occurs in Borrower's financial condition, or Lender believes the prospect of payment or
performance of this Note is impaired.

Insecurity. Lender in good faith believes itself insecure.

Cure Provisions. If any default, other than a default in payment, is curable and if Borrower has not been given a notice of a breach of the
same provision of this Note within the preceding twelve (12) months, it may be cured if Borrower, after Lender sends written notice to
Borrower demanding cure of such default: (1) cures the default within fifteen (15) days; or (2} if the cure requires more than fifteen (15)
days, immediately initiates steps which Lender deems in Lender's sole discretion to be sufficient to cure the default and thereafter
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continues and completes all reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.

IDENTIFYING INFORMATION. Federal law, including the USA PATRIOT Act and the Bank Secrecy Act, requires Lender to obtain, verify and
record information that identifies each customer who opens an account with Lender. At account opening, Lender will ask Borrower for its
name, date of birth, address and a number which personally identifies Borrower (such as a Social Security number, tax payer number or
passport number and country of issuance). Lender is also required to request this information for any individual who owns a 25 percent or
greater equity interest in Borrower's legal entity and the identity of individual(s) who may have a significant responsibility to control, manage or
direct Borrower's legal entity (such as an executive officer or senior manager). A legal entity is a corporation, limited liability company or other
entity created by a filing of a public document with the Secretary of State or similar office, a general partnership, limited partnership, or business
trusts that are formed by filing with a state office, and any similar entity formed under the laws of a foreign jurisdiction that opens an account.
Borrower agrees to promptly comply with Lender's request for information and acknowledges that Lender may use references or other
reasonable means to determine and verify the identity of such individuals. If Borrower or anyone else refuse or fail to provide information that
Lender reasonably requests, or if Lender is unable to verify the identity of any person, Lender may deem this an Event of Defauit under the Note
and Borrower will not hold Lender liable for any consequence of this.

LENDER'S RIGHTS. Upon default, Lender may, after giving such notices as required by applicable taw, declare the entire unpaid principal
balance under this Note and all accrued unpaid interest immediately due, and then Borrower will pay that amount.

COURSE OF PERFORMANCE. No prior course of performance between Lender and Borrower, or between Lender and any Grantor, shall
constitute a waiver of any of Lenders rights or of any of Borrower or Grantor's obligations under this agreement.

ATTORNEYS' FEES; EXPENSES. Lender may hire or pay someone else to help collect this Note if Borrower does not pay. Borrower will pay
Lender that amount. This includes, subject to any limits under applicable law, Lender's reasonable attorneys' fees and Lender's legal expenses
whether or not there is a lawsuit, including reasonable attorneys' fees, expenses for bankruplcy proceedings (including efforts to modify or
vacate any automatic stay or injunction), and appeals. [f not prohibited by applicable law, Borrower also will pay any court costs, in addition to
all other sums provided by law.

JURY WAIVER. Lender and Borrower hereby waive the right to any jury trial in any action, proceeding, or counterclaim brought by either Lender
or Borrower against the other.

GOVERNING LAW. This Note will be governed by federal law applicable to Lender and, to the extent not preempted by federal law, the laws of
the Commonwealth of Pennsylvania without regard to its conflicts of law provisions. This Note has been accepted by Lender in the
Commonwealth of Pennsylvania.

CHOICE OF VENUE. If there is a lawsuit, Borrower agrees upon Lender's request to submit to the jurisdiction of the courts of Allegheny County,
Commonwealth of Pennsylvania.

DISHONORED ITEM FEE. Borrower will pay a fee to Lender of $30.00 if Borrower makes a payment on Borrower's loan and the check or
preauthorized charge with which Borrower pays is later dishonored.

RIGHT OF SETOFF. To the extent permitted by applicable iaw, Lender reserves a right of setoff in all Borrower's accounts with Lender (whether
checking, savings, or some other account). This includes all accounts Borrower holds jointly with someone else and all accounts Borrower may
open in the future. However, this does not include any IRA or Keogh accounts, or any trust accounts for which setoff would be prohibited by
law. Borrower authorizes Lender, to the extent permitted by applicable law, to charge or setoff all sums owing on the indebtedness against any
and all such accounts.

PROPERTY INSURANCE. Borrower understands that Borrower is required to obtain insurance for the collateral securing this Note. Further
information concerning this requirement is set forth in the Mortgage.

FINANCIAL INFORMATION. The undersigned hereby agrees to prepare or cause to be prepared and to furnish financial statements and additional
information, lists of assets and liabilities, aging lists of accounts receivable and payable, inventory schedules, budgets, forecasts, tax returns and
other reports and documents with respect to the undersigned's financial condition and business operations and that of any guarantor or surety in
form and substance as the holder hereof may request from time to time.

INTEREST RATE AFTER DEFAULT. Upon the occurrence of an event of default as set forth herein the undersigned agrees that the interest rate
shall be amended and increased to four percent (4%) per annum greater than the rate set forth above and shall continue to accrue at said
default rate until the holder agrees and the underlying event of default has been cured by the undersigned or any defaulting party.

SUCCESSOR INTERESTS. The terms of this Note shall be binding upon Borrower, and upon Borrower's heirs, personal representatives,
successors and assigns, and shall inure to the benefit of Lender and its successors and assigns.

NOTIFY US OF INACCURATE INFORMATION WE REPORT TO CONSUMER REPORTING AGENCIES. Borrower may notify Lender if Lender
reports any inaccurate information about Borrower's account(s) to a consumer reporting agency. Borrower's written notice describing the
specific inaccuracy(ies) should be sent to Lender at the following address: First National Bank of Pennsyivania Attn: Privacy Department 4140
East State Street Hermitage, PA 16148-3487.

GENERAL PROVISIONS. If any part of this Note cannot be enforced, this fact will not affect the rest of the Note. Lender may delay or forgo
enforcing any of its rights or remedies under this Note without losing them. Borrower and any other person who signs, guarantees or endorses
this Note, to the extent allowed by iaw, waive presentment, demand for payment, and notice of dishonor. Upon any change in the terms of this
Note, and unless otherwise expressly stated in writing, no party who signs this Note, whether as maker, guarantor, accommodation maker or
endorser, shall be released from liability. All such parties agree that Lender may renew or extend (repeatedly and for any length of time) this
loan or release any party or guarantor or collateral; or impair, fail to realize upon or perfect Lender's security interest in the collateral; and take
any other action deemed necessary by Lender without the consent of or notice to anyone. All such parties also agree that Lender may modify
this loan without the consent of or notice to anyone other than the party with whom the modification is made. The obligations under this Note
are joint and several. If any portion of this Note is for any reason determined to be unenforceable, it will not affect the enforceability of any
other provisions of this Note.

CONFESSION OF JUDGMENT. BORROWER HEREBY IRREVOCABLY AUTHORIZES AND EMPOWERS ANY ATTORNEY OR THE
PROTHONOTARY OR CLERK OF ANY COURT IN THE COMMONWEALTH OF PENNSYLVANIA, OR ELSEWHERE, TO APPEAR AT ANY TIME
FOR BORROWER AFTER A DEFAULT UNDER THIS NOTE AND WITH OR WITHOUT COMPLAINT FILED, CONFESS OR ENTER JUDGMENT
AGAINST BORROWER FOR THE ENTIRE PRINCIPAL BALANCE OF THIS NOTE AND ALL ACCRUED INTEREST, LATE CHARGES AND ANY AND
ALL AMOUNTS EXPENDED OR ADVANCED BY LENDER RELATING TO ANY COLLATERAL SECURING THIS NOTE, TOGETHER WITH COSTS
OF SUIT, AND AN ATTORNEY'S COMMISSION OF TEN PERCENT {10%) OF THE UNPAID PRINCIPAL BALANCE AND ACCRUED INTEREST FOR
COLLECTION, BUT IN ANY EVENT NOT LESS THAN FIVE HUNDRED DOLLARS ($500) ON WHICH JUDGMENT OR JUDGMENTS ONE OR
MORE EXECUTIONS MAY ISSUE IMMEDIATELY; AND FOR SO DOING, THIS NOTE OR A COPY OF THIS NOTE VERIFIED BY AFFIDAVIT SHALL
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BE SUFFICIENT WARRANT. THE AUTHORITY GRANTED IN THIS NOTE TO CONFESS JUDGMENT AGAINST BORROWER SHALL NOT BE
EXHAUSTED BY ANY EXERCISE OF THAT AUTHORITY, BUT SHALL CONTINUE FROM TIME TO TIME AND AT ALL TIMES UNTIL PAYMENT IN
FULL OF ALL AMOUNTS DUE UNDER THIS NOTE. BORROWER HEREBY WAIVES ANY RIGHT BORROWER MAY HAVE TO NOTICE OR TO A
HEARING IN CONNECTION WITH ANY SUCH CONFESSION OF JUDGMENT AND STATES THAT EITHER A REPRESENTATIVE OF LENDER
SPECIFICALLY CALLED THIS CONFESSION OF JUDGMENT PROVISION TO BORROWER'S ATTENTION OR BORROWER HAS BEEN
REPRESENTED BY INDEPENDENT LEGAL COUNSEL,

PRIOR TO SIGNING THIS NOTE, BORROWER READ AND UNDERSTOOD ALL THE PROVISIONS OF THIS NOTE. BORROWER AGREES TO THE
TERMS OF THE NOTE.

BORROWER ACKNOWLEDGES RECEIPT OF A COMPLETED COPY OF THIS PROMISSORY NOTE.

THIS NOTE IS GIVEN UNDER SEAL AND IT IS INTENDED THAT THIS NOTE IS AND SHALL CONSTITUTE AND HAVE THE EFFECT OF A
SEALED INSTRUMENT ACCORDING TO LAW.

BORROWER:

THE MATTRESS FACTQRY, LTD.

By: eal)

Ig H?en{ Executive Director of The
s

Matt Fagtory, LTD.
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Parcel Identification Number: 23-J-107
RECORDATION REQUESTED BY:

First National Bank of Pennsylvania, BBU
Pittsburgh, ONE FNB BLVD, HERMITAGE,
PA 16148

WHEN RECORDED MAIL TO:
First National Bank of Pennsylvania ,
Technology Center/Loan Operations, 4140
East State Street, Hermitage, PA 16148

SEND TAX NOTICES TO:
The Mattress Factory, LTD.; 500 Sampsonia
Way; Pittsburgh, PA 15212 FOR RECORDER'S USE ONLY

OPEN - END MORTGAGE AND SECURITY AGREEMENT

gThis instrument is an oi)en-end mort?age and secures future advances pursuant to 42 Pa. C.S.
§ 8143 and 8144, Act No. 126 of 79390)

MAXIMUM LIEN. This Mortgage shall secure unpaid loan advances made after this Mortgage is
recorded. The unpaid principal balance of advances exclusive of interest and other extensions of
credit secured by the Mortgage made for the payment of taxes, assessments, maintenance
charges, insurance premiums and costs incurred for the protection of the mortgaged premises
shall not exceed at any one time $10,000.00.

Amount Secured Hereby: $10,000.00

THIS MORTGAGE dated September 23, 2021, is made and executed between The Mattress
Factory, LTD., a non-profit corporation, whose address is 500 Sampsonia Way, Pittsburgh, PA
15212 (referred to below as “Grantor") and First National Bank of Pennsylvania, whose address
is ONE FNB BLVD, HERMITAGE, PA 16148 (referred to below as "Lender").

GRANT OF MORTGAGE. For valuable consideration, Grantor grants, bargains, sells, conveys, assigns, transfers,
releases, confirms and mortgages to Lender all of Grantor's right, title, and interest in and to the following described
real property, together with all existing or subsequently erected or affixed buildings, improvements and fixtures; all
streets, lanes, alleys, passages, and ways; all easements, rights of way, all liberties, privileges, tenements,
hereditaments, and appurtenances thereunto belonging or anywise made appurtenant hereafter, and the reversions and
remainders with respect thereto; all water, water rights, watercourses and ditch rights (including stock in utilities with
ditch or irrigation rights); and alt other rights, royalties, and profits relating to the real roperty, including without
limitation all minerals, oil, gas, geothermal and similar matters, (the "Rea Property"f located in Allegheny
County, Commonwealth o? Pennsylvania:

25TH WARD OF THE CITY OF PITTSBURGH, COUNTY OF ALLEGHENY

DEED DATE: 04/01/1986 RECORDED: 04/02/1986 VOLUME/PAGE:7273/268

WITH THE ASSESSMENT NUMBER OF: 23-J-107

WITH AN ASSESSED ADDRESS OF: 1414 MONTEREY STREET, PITTSBURGH, PA, 15212

The Real Property or its address is commonly known as 1414 Monterey Place, Pittsburgh, PA
15212. The Real Property parcel identification number is 23-J-107.

CROSS-COLLATERALIZATION. In addition to the Note, this Mortgage secures all obligations, debts and liabilities, plus
interest thereon, of Grantor to Lender, or any one or more of them, as well as all claims by Lender against Grantor or
any one or more of them, whether now existing or hereafter arising, whether related or unrelated to the purpose of the
Note, whether voluntary or otherwise, whether due or not due, direct or indirect, determined or undetermined, absolute
or contingent, liquidated or unliquidated, whether Grantor may be liable individually or jointly with others, whether
obligated as guarantor, surety, accommodation party or otherwise, and whether recovery upon such amounts may be or
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hereafter may become barred by any statute of limitations, and whether the obligation to repay such amounts may be or
hereafter may become otherwise unenforceable.

Grantor presently assigns to Lender all of Grantor's right, title, and interest in and to all present and future leases of the
Property and all Rents from the Property. In addition, Grantor grants to Lender a Uniform Commercial Code security
interest in the Personal Property and Rents.

THIS MORTGAGE, INCLUDING THE ASSIGNMENT OF RENTS AND THE SECURITY INTEREST IN THE RENTS AND
PERSONAL PROPERTY, IS GIVEN TO SECURE (A} PAYMENT OF THE INDEBTEDNESS AND (B) PERFORMANCE OF
ANY AND ALL OBLIGATIONS UNDER THE NOTE IN THE ORIGINAL PRINCIPAL AMOUNT OF $16,000.00, THE
RELATED DOCUMENTS, AND THIS MORTGAGE. THIS MORTGAGE IS GIVEN AND ACCEPTED ON THE FOLLOWING
TERMS:

PAYMENT AND PERFORMANCE. Except as otherwise provided in this Mortgage, Grantor shall pay to Lender all
amounts secured by this Mortgage as they become due and shall strictly perform all of Grantor's obligations under this
Mortgage.

POSSESSION AND MAINTENANCE OF THE PROPERTY. Grantor agrees that Grantor's possession and use of the
Property shall be governed by the following provisions:

Possession and Use. Until the occurrence of an Event of Default, Grantor may (1) remain in possession and
control of the Property; (2) use, operate or manage the Property; and (3) collect the Rents from the Property.

Duty to Maintain. Grantor shall maintain the Property in tenantable condition and promptly perform all repairs,
replacements, and maintenance necessary to preserve its value.

Compliance With Environmental Laws. Grantor represents and warrants to Lender that: (1) During the period of
Grantor's ownership of the Property, there has been no use, generation, manufacture, storage, treatment, disposal,
release or threatened release of any Hazardous Substance by any person on, under, about or from the Property;
(2) Grantor has no knowledge of, or reason to believe that there has been, except as previously disclosed to and
acknowledged by Lender in writing, (a) any breach or violation of any Environmental Laws, (b} any use,
generation, manufacture, storage, treatment, disposal, release or threatened release of any Hazardous Substance
on, under, about or from the Property by any prior owners or occupants of the Property, or (c) any actual or
threatened litigation or claims of any kind by any person relating to such matters; and (3) Except as previously
disclosed to and acknowledged by Lender in writing, (a) neither Grantor nor any tenant, contractor, agent or other
authorized user of the Property shall use, generate, manufacture, store, treat, dispose of or release any Hazardous
Substance on, under, about or from the Property; and (b) any such activity shall be conducted in compliance with
all applicable federal, state, and local laws, regulations and ordinances, including without limitation all
Environmental Laws. Grantor authorizes Lender and its agents to enter upon the Property to make such
inspections and tests, at Grantor's expense, as Lender may deem appropriate to determine compliance of the
Property with this section of the Mortgage. Any inspections or tests made by Lender shall be for Lender's
purposes only and shall not be construed to create any responsibility or liability on the part of Lender to Grantor or
to any other person. The representations and warranties contained herein are based on Grantor's due diligence in
investigating the Property for Hazardous Substances. Grantor hereby (1) releases and waives any future claims
against Lender for indemnity or contribution in the event Grantor becomes liable for cleanup or other costs under
any such laws; and (2) agrees to indemnify, defend, and hold harmless Lender against any and all claims, losses,
liabilities, damages, penalties, and expenses which Lender may directly or indirectly sustain or suffer resulting from
a breach of this section of the Mortgage or as a consequence of any use, generation, manufacture, storage,
disposal, release or threatened release occurring prior to Grantor's ownership or interest in the Property, whether
or not the same was or should have been known to Grantor. The provisions of this section of the Mortgage,
including the obligation to indemnify and defend, shall survive the payment of the Indebtedness and the satisfaction
and reconveyance of the lien of this Mortgage and shall not be affected by Lender's acquisition of any interest in
the Property, whether by foreclosure or otherwise.

Nuisance, Waste. Grantor shall not cause, conduct or permit any nuisance nor commit, permit, or suffer any
stripping of or waste on or to the Property or any portion of the Property. Without limiting the generality of the
foregoing, Grantor will not remove, or grant to any other party the right to remove, any timber, minerals (including
oil and gas), coal, clay, scoria, soil, gravel or rock products without Lender's prior written consent.

Removal of Improvements. Grantor shall not demolish or remove any Improvements from the Real Property
without Lender's prior written consent. As a condition to the removal of any Improvements, Lender may require
Grantor to make arrangements satisfactory to Lender to replace such Improvements with Improvements of at least
equal value.

Lender's Right to Enter. Lender and Lender's agents and representatives may enter upon the Real Property at all
reasonable times to attend to Lender's interests and to inspect the Real Property for purposes of Grantor's
compliance with the terms and conditions of this Mortgage.
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Compliance with Governmental Requirements. Grantor shall promptly comply with all laws, ordinances, and
regulations, now or hereafter in effect, of all governmental authorities applicable to the use or occupancy of the
Property, including without limitation, the Americans With Disabilities Act. Grantor may contest in good faith any
such law, ordinance, or regulation and withhold compliance during any proceeding, including appropriate appeals,
so long as Grantor has notified Lender in writing prior to doing so and so long as, in Lender's sole opinion, Lender's
interests in the Property are not jeopardized. Lender may require Grantor to post adequate security or a surety
bond, reasonably satisfactory to Lender, to protect Lender's interest.

Duty to Protect. Grantor agrees neither to abandon or leave unattended the Property. Grantor shall do all other
acts, in addition to those acts set forth above in this section, which from the character and use of the Property are
reasonably necessary to protect and preserve the Property.

DUE ON SALE - CONSENT BY LENDER. Lender may, at Lender's option, declare immediately due and payable all sums
secured by this Mortgage upon the sale or transfer, without Lender's prior written consent, of all or any part of the Real
Property, or any interest in the Real Property. A "sale or transfer" means the conveyance of Real Property or any right,
title or interest in the Real Property; whether legal, beneficial or equitable; whether voluntary or involuntary; whether by
outright sale, deed, installment sale contract, land contract, contract for deed, leasehold interest with a term greater
than three (3) years, lease-option contract, or by sale, assignment, or transfer of any beneficial interest in or to any land
trust holding title to the Rea! Property, or by any other method of conveyance of an interest in the Real Property. If any
Grantor is a corporation, partnership or limited liability company, transfer also includes any restructuring of the legal
entity (whether by merger, division or otherwise) or any change in ownership of more than twenty-five percent (25%)
of the voting stock, partnership interests or limited liability company interests, as the case may be, of such Grantor,
However, this option shall not be exercised by Lender if such exercise is prohibited by federal law or by Pennsylvania
law.

TAXES AND LIENS. The following provisions relating to the taxes and fiens on the Property are part of this Mortgage:

Payment. Grantor shall pay when due (and in all events prior to delinquency) all taxes, payroll taxes, special taxes,
assessments, water charges and sewer service charges levied against or on account of the Property, and shall pay
when due all claims for work done on or for services rendered or material furnished to the Property. Grantor shall
maintain the Property free of any liens having priority over or equal to the interest of Lender under this Mortgage,
except for the Existing Indebtedness referred to in this Mortgage or those liens specifically agreed to in writing by
Lender, and except for the lien of taxes and assessments not due as further specified in the Right to Contest
paragraph.

Right to Contest. Grantor may withhold payment of any tax, assessment, or claim in connection with a good faith
dispute over the obligation to pay, so long as Lender's interest in the Property is not jeopardized. If a lien arises or
is filed as a result of nonpayment, Grantor shall within fifteen (15) days after the lien arises or, if a lien is filed,
within fifteen (15) days after Grantor has notice of the filing, secure the discharge of the lien, or if requested by
Lender, deposit with Lender cash or a sufficient corporate surety bond or other security satisfactory to Lender in an
amount sufficient to discharge the iien plus any costs and reasonable attorneys’ fees, or other charges that could
accrue as a result of a foreclosure or sale under the lien. In any contest, Grantor shall defend itself and Lender and
shall satisfy any adverse judgment before enforcement against the Property. Grantor shall name Lender as an
additional obligee under any surety bond furnished in the contest proceedings.

Evidence of Payment. Grantor shall upon demand furnish to Lender satisfactory evidence of payment of the taxes
or assessments and shall authorize the appropriate governmental official to deliver to Lender at any time a written
statement of the taxes and assessments against the Property.

Notice of Construction. Grantor shall notify Lender at least fifteen (15) days before any work is commenced, any
services are furnished, or any materials are supplied to the Property, if any mechanic's lien, materialmen's lien, or
other lien could be asserted on account of the work, services, or materials. Grantor will upon request of Lender
furnish to Lender advance assurances satisfactory to Lender that Grantor can and will pay the cost of such
improvements.

PROPERTY DAMAGE INSURANCE. The following provisions relating to insuring the Properly are a part of this
Mortgage:

Maintenance of Insurance. Grantor shall procure and maintain policies of fire insurance with standard extended
coverage endorsements on a replacement basis for the full insurable value covering all Improvements on the Real
Property in an amount sufficient to avoid application of any coinsurance clause, and with a standard mortgagee
clause in favor of Lender. Grantor shall also procure and maintain comprehensive general liability insurance in such
coverage amounts as Lender may request with Lender being named as additional insureds in such liability insurance
policies. Additionally, Grantor shall maintain such other insurance, including but not limited to hazard, business
interruption and boiler insurance as Lender may require. Policies shall be written by such insurance companies and
in such form as may be reasonably acceptable to Lender. Grantor shall deliver to Lender certificates of coverage
from each insurer containing a stipulation that coverage will not be cancelled or diminished without a minimum of
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ten (10) days' prior written notice to Lender and not containing any disclaimer of the insurer's liability for failure to
give such notice. Each insurance policy also shall include an endorsement providing that coverage in favor of
Lender will not be impaired in any way by any act, omission or default of Grantor or any other person. Should the
Real Property be located in an area designated by the Administrator of the Federal Emergency Management Agency
as a special flood hazard area, Grantor agrees to obtain and maintain flood insurance, if available, within 45 days
after notice is given by Lender that the Property is located in a special flood hazard area, for the full unpaid
principal balance of the loan and any prior liens on the property securing the loan, up to the maximum policy limits
set under the National Flood Insurance Program, or as otherwise required by Lender, and to maintain such
insurance for the term of the loan. Flood insurance may be purchased under the National Flood Insurance Program,
from private insurers providing “"private flood insurance" as defined by applicable federat flood insurance statutes
and regulations, or from another flood insurance provider that is both acceptable to Lender in its sole discretion and
permitted by applicable federal flood insurance statutes and regulations.

Application of Proceeds. Grantor shall promptly notify Lender of any loss or damage to the Property. Lender may
make proof of loss if Grantor fails to do so within fifteen (15) days of the casualty. Whether or not Lender's
security is impaired, Lender may, at Lender's election, recsive and retain the proceeds of any insurance and apply
the proceeds to the reduction of the Indebtedness, payment of any lien affecting the Property, or the restoration
and repair of the Property. If Lender elects to apply the proceeds to restoration and repair, Grantor shall repair or
replace the damaged or destroyed Improvements in a manner satisfactory to Lender. Lender shall, upon
satisfactory proof of such expenditure, pay or reimburse Grantor from the proceeds for the reasonable cost of
repair or restoration if Grantor is not in default under this Mortgage. Any proceeds which have not been disbursed
within 180 days after their receipt and which Lender has not committed to the repair or restoration of the Property
shall be used first to pay any amount owing to Lender under this Mortgage, then to pay accrued interest, and the
remainder, if any, shall be applied to the principal balance of the Indebtedness. If Lender holds any proceeds after
payment in full of the Indebtedness, such proceeds shall be paid to Grantor as Grantor's interests may appear.

Compliance with Existing Indebtedness. During the period in which any Existing Indebtedness described below is
in effect, compliance with the insurance provisions contained in the instrument evidencing such Existing
Indebtedness shall constitute compliance with the insurance provisions under this Mortgage, to the extent
compliance with the terms of this Mortgage would constitute a duplication of insurance requirement. If any
proceeds from the insurance become payable on loss, the provisions in this Mortgage for division of proceeds shall
apply only to that portion of the proceeds not payable to the holder of the Existing Indebtedness.

Grantor's Report on Insurance. Upon request of Lender, however not more than once a year, Grantor shall furnish
to Lender a report on each existing policy of insurance showing: (1) the name of the insurer; (2) the risks
insured; (3) the amount of the policy; (4) the property insured, the then current replacement value of such
property, and the manner of determining that value; and (5) the expiration date of the policy. Grantor shall, upon
request of Lender, have an independent appraiser satisfactory to Lender determine the cash value replacement cost
of the Property.

LENDER'S EXPENDITURES. If any action or proceeding is commenced that would materially affect Lender's interest in
the Property or if Grantor fails to comply with any provision of this Martgage or any Related Documents, including but
not limited to Grantor's failure to comply with any obligation to maintain Existing Indebledness in good standing as
required below, or to discharge or pay when due any amounts Grantor is required to discharge or pay under this
Mortgage or any Related Documents, Lender on Grantor's behalf may (but shall not be obligated to) take any action that
Lender deems appropriate, including but not limited to discharging or paying all taxes, liens, security interests,
encumbrances and other claims, at any time levied or placed on the Property and paying all costs for insuring,
maintaining and preserving the Property. All such expenditures incurred or paid by Lender for such purposes will then
bear interest at the rate charged under the Note from the date incurred or paid by Lender to the date of repayment by
Grantor. All such expenses will become a part of the Indebtedness and, at Lender's option, will (A) be payable on
demand; (B) be added to the balance of the Note and be apportioned among and be payable with any instaliment
payments to become due during either (1) the term of any appticable insurance policy; or (2) the remaining term of
the Note; or (C) be treated as a balloon payment which will be due and payable at the Note's maturity. The Mortgage
also will secure payment of these amounts. Such right shall be in addition to all other rights and remedies to which
Lender may be entitled upon the occumence of any Event of Default. Grantor's obligation to Lender for all such
expenses shall survive the entry of any mortgage foreclosure judgment.

WARRANTY; DEFENSE OF TITLE. The following provisions relating to ownership of the Property are a part of this
Mortgage:

Title. Grantor warrants that: (a) Grantor holds good and marketable titie of record to the Property in fee simple,
free and clear of all liens and encumbrances other than those set forth in the Real Property description or in the
Existing Indebtedness section below or in any title insurance policy, title report, or final title opinion issued in favor
of, and accepted by, Lender in connection with this Mortgage, and (b) Grantor has the full right, power, and
authority to execute and deliver this Mortgage to Lender.
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Defense of Title. Subject to the exception in the paragraph above, Grantor warrants and will forever defend the
title to the Property against the lawful claims of all persons. In the event any action or proceeding is commenced
that questions Grantor's title or the interest of Lender under this Mortgage, Grantor shall defend the action at
Grantor's expense. Grantor may be the nominal party in such proceeding, but Lender shall be entitled to
participate in the proceeding and to be represented in the proceeding by counsel of Lender's own choice, and
Grantor will deliver, or cause to be delivered, to Lender such instruments as Lender may request from time to time
to permit such participation.

Compliance With Laws. Grantor warrants that the Property and Grantor's use of the Property complies with all
existing applicable laws, ordinances, and regulations of governmental authorities.

Survival of Representations and Warranties. All representations, warranties, and agreements made by Grantor in
this Mortgage shall survive the execution and delivery of this Mortgage, shall be continuing in nature, and shall
remain in full force and effect until such time as Grantor's indebtedness shall be paid in full.

EXISTING INDEBTEDNESS. The following provisions concerning Existing Indebtedness are a part of this Mortgage:

Existing Lien. The lien of this Mortgage securing the Indebtedness may be secondary and inferior to an existing
lien. Grantor expressly covenants and agrees to pay, or see to the payment of, the Existing Indebtedness and to
prevent any default on such indebtedness, any default under the instruments evidencing such indebtedness, or any
default under any security documents for such indebtedness.

No Modification. Grantor shall not enter inte any agreement with the holder of any mortgage or other security
agreement which has priority over this Mortgage by which that agreement is modified, amended, extended, or
renewed without the prior written consent of Lender. Grantor shall neither request nor accept any future advances
under any such security agreement without the prior written consent of Lender.

CONDEMNATION. The following provisions relating to condemnation proceedings are a part of this Mortgage:

Proceedings. If any proceeding in condemnation is filed, Grantor shall promptly notify Lender in writing, and
Grantor shall promptly take such steps as may be necessary to defend the action and obtain the award. Grantor
may be the nominal party in such proceeding, but Lender shall be entitled to participate in the proceeding and to be
represented in the proceeding by counsel of its own choice, and Grantor will deliver or cause to be delivered to
Lender such instruments and documentation as may be requested by Lender from time to time to permit such
participation.

Application of Net Proceeds. If all or any part of the Property is condemned by eminent domain proceedings or by
any proceeding or purchase in lieu of condemnation, Lender may at its election require that alt or any portion of the
net proceeds of the award be applied to the Indebtedness or the repair or restoration of the Property. The net
proceeds of the award shall mean the award after payment of all actual costs, expenses, and attorneys' fees
incurred by Lender in connection with the condemnation.

IMPOSITION OF TAXES, FEES AND CHARGES BY GOVERNMENTAL AUTHORITIES. The following provisions relating
to governmental taxes, fees and charges are a part of this Mortgage:

Current Taxes, Fees and Charges. Upon request by Lender, Grantor shall execute such documents in addition to
this Mortgage and take whatever other action is requested by Lender to perfect and continue Lenders lien on the
Real Property. Grantor shall reimburse Lender for all taxes, as described below, together with all expenses
incurred in recording, perfecting or continuing this Mortgage, including without limitation all taxes, fees,
documentary stamps, and other charges for recording or registering this Mortgage.

Taxes. The following shall constitute taxes to which this section applies: (1) a specific tax upon this type of
Mortgage or upon all or any part of the Indebledness secured by this Morigage: (2) a specific tax on Grantor
which Grantor is authorized or required to deduct from payments on the Indebtedness secured by this type of
Mortgage; (3) a tax on this type of Mortgage chargeable against the Lender or the holder of the Note; and (4) a
specific tax on all or any portion of the Indebtedness or on payments of principal and interest made by Grantor.

Subsequent Taxes. If any tax to which this section applies is enacted subsequent to the date of this Mortgage,
this event shall have the same effect as an Event of Default, and Lender may exercise any or all of its available
remedies for an Event of Default as provided below unless Grantor either (1) pays the tax before it becomes
delinquent, or (2) contests the tax as provided above in the Taxes and Liens section and deposits with Lender
cash or a sufficient corporate surety bond or other security satisfactory to Lender.

SECURITY AGREEMENT; FINANCING STATEMENTS. The following provisions relating to this Morigage as a security
agreement are a part of this Mortgage:

Security Agreement. This instrument shall constitute a Security Agreement to the extent any of the Property
constitutes fixtures, and Lender shall have all of the rights of a secured party under the Uniform Commercia! Code
as amended from time to time.
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Security Interest. Upon request by Lender, Grantor shall take whatever action is requested by Lender to perfect
and continue Lender's security interest in the Rents and Personal Property. In addition to recording this Mortgage
in the real property records, Lender may, at any time and without further authorization from Grantor, file executed
counterparts, copies or reproductions of this Mortgage as a financing statement. Grantor shall reimburse Lender
for all expenses incurred in perfecting or continuing this security interest. Upon default, Grantor shall not remove,
sever or detach the Personal Property from the Property. Upon default, Grantor shaill assemble any Personal
Property not affixed to the Property in a manner and at a place reasonably convenient to Grantor and Lender and
make it available to Lender within three (3} days after receipt of written demand from Lender to the extent
permitted by applicable law.

Addresses. The mailing addresses of Grantor (debtor) and Lender (secured party) from which information
concerning the security interest granted by this Mortgage may be obtained (each as required by the Uniform
Commercial Code) are as stated on the first page of this Mortgage.

FURTHER ASSURANCES; ADDITIONAL AUTHORIZATIONS. The following provisions relating to further assurances and
additional authorizations are a part of this Mortgage:

Further Assurances. At any time, and from time to time, upon request of Lender, Grantor will make, execute and
deliver, or will cause to be made, executed or delivered, to Lender or to Lender's designee, and when requested by
Lender, cause to be filed, recorded, refiled, or rerecorded, as the case may be, at such times and in such offices
and places as Lender may deem appropriate, any and all such mortgages, deeds of trust, security deeds, security
agreements, financing statements, continuation statements, instruments of further assurance, certificates, and
other documents as may, in the sole opinion of Lender, be necessary or desirable in order to effectuate, complete,
perfect, continue, or preserve (1)  Grantor's obligations under the Note, this Morigage, and the Related
Documents, and (2) the liens and security interests created by this Mortgage on the Property, whether now
owned or hereafter acquired by Grantor. Unless prohibited by law or Lender agrees to the contrary in writing,
Grantor shall reimburse Lender for all costs and expenses incurred in connection with the matters referred to in this
paragraph.

Additional Authorizations. If Grantor fails to do any of the things referred to in the preceding paragraph, Lender
may do so for and in the name of Grantor and at Grantor's expense. For such purposes, Grantor hereby
irevocably authorizes Lender to make, execute, deliver, file, record and do all other things as may be necessary or
desirable, in Lender's sole opinion, to accomplish the matters referred to in the preceding paragraph. It is
understood that nothing set forth herein shall require Lender to take any such actions.

FULL PERFORMANCE. If Grantor pays all the Indebtedness when due, and otherwise performs all the obligations
imposed upon Grantor under this Mortgage, Lender shall execute and deliver to Grantor a suitable satisfaction of this
Mortgage and suitable statements of termination of any financing statement on file evidencing Lender's security interest
in the Rents and the Personal Property. Grantor will pay, if permitted by applicable law, any reasonable termination fee
as determined by Lender from time to time.

EVENTS OF DEFAULT. Each of the following, at Lender's option, shall constitute an Event of Default under this
Mortgage:

Payment Default. Grantor fails to make any payment when due under the Indebtedness.

Default on Other Payments. Failure of Grantor within the time required by this Mortgage to make any payment for
taxes or insurance, or any other payment necessary to prevent filing of or to effect discharge of any lien.

Other Defaults. Grantor fails to comply with or to perform any other term, obligation, covenant or condition
contained in this Morigage or in any of the Related Documents or to comply with or to perform any term,
obligation, covenant or condition contained in any other agreement between Lender and Grantor.

Default in Favor of Third Parties. Should Grantor default under any loan, extension of credit, security agreement,
purchase or sales agreement, or any other agreement, in favor of any other creditor or person that may materially
affect any of Grantor's property or Grantor's ability to repay the Indebtedness or Grantor's ability to perform
Grantor's obligations under this Mortgage or any of the Related Documents.

False Statements. Any warranty, representation or statement made or furnished to Lender by Grantor or on
Grantor's behalf under this Mortgage or the Related Documents is false or misleading in any material respect,
either now or at the time made or fumished or becomes false or misleading at any time thereafter.

Defective Collateralization. This Mortgage or any of the Related Documents ceases to be in full force and effect
(including failure of any collateral document to create a valid and perfected security interest or lien) at any time and
for any reason.

Insolvency. The dissolution or termination of Grantor's existence as a going business, the insolvency of Grantor,
the appointment of a receiver for any part of Grantor's property, any assignment for the benefit of creditors, any
type of creditor workout, or the commencement of any proceeding under any bankruptcy or insolvency laws by or
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against Grantor.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial
proceeding, self-help, repossession or any other method, by any creditor of Grantor or by any governmental agency
against any property securing the Indebtedness. This includes a garnishment of any of Grantor's accounts,
including deposit accounts, with Lender. However, this Event of Default shall not apply if there is a good faith
dispute by Grantor as to the validity or reasonableness of the claim which is the basis of the creditor or forfeiture
proceeding and if Grantor gives Lender written notice of the creditor or forfeiture proceeding and deposits with
Lender monies or a surety bond for the creditor or forfeiture proceeding, in an amount determined by Lender, in its
sole discretion, as being an adequate reserve or bond for the dispute.

Existing Indebtedness. The payment of any installment of principal or any interest on the Existing Indebtedness is
not made within the time required by the promissory note evidencing such indebtedness, or a default occurs under
the instrument securing such indebtedness and is not cured during any applicable grace period in such instrument,
or any suit or other action is commenced to foreclose any existing lien on the Property

Breach of Other Agreement. Any breach by Grantor under the terms of any other agreement between Grantor and
Lender that is not remedied within any grace period provided therein, including without limitation any agreement
concerning any indebtedness or other obligation of Grantor to Lender, whether existing now or later.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any guarantor, endorser, surety,
or accommodation party of any of the Indebtedness or any guarantor, endorser, surety, or accommodation party
dies or becomes incompetent, or revokes or disputes the validity of, or liability under, any Guaranty of the
Indebtedness.

Adverse Change. A material adverse change occurs in Grantor's financial condition, or Lender believes the
prospect of payment or performance of the Indebtedness is impaired.

Insecurity. Lender in good faith believes itself insecure.

Right to Cure. If any default, other than a defauit in payment, is curable and if Grantor has not been given a notice
of a breach of the same provision of this Mortgage within the preceding twelve (12) months, it may be cured if
Grantor, after Lender sends written notice to Grantor demanding cure of such default: (1) cures the default within
fifteen (15) days; or (2) if the cure requires mare than fifteen (15) days, immediately initiates steps which Lender
deems in Lender's sole discretion to be sulfficient to cure the default and thereafter continues and completes all
reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.

RIGHTS AND REMEDIES ON DEFAULT. Upon the occurrence of an Event of Default and at any time thereafter, Lender,
at Lender's option, may exercise any one or more of the following rights and remedies, in addition to any other rights or
remedies provided by law:

Accelerate Indebtedness. Lender shall have the right at its option, after giving such notices as required by
applicable law, to declare the entire Indebtedness immediately due and payable.

UCC Remedies. With respect to all or any part of the Personal Property, Lender shall have all the rights and
remedies of a secured party under the Uniform Commercial Code.

Collect Rents. Lender shall have the right, without notice to Grantor, to take possession of the Property and, with
or without taking possession of the Property, to collect the Rents, including amounts past due and unpaid, and
apply the net proceeds, over and above Lender's costs, against the Indebtedness. In furtherance of this right,
Lender may require any tenant or other user of the Property to make payments of rent or use fees directly to
Lender. If the Rents are collected by Lender, then Grantor irrevocably authorizes Lender to endorse instruments
received in payment thereof in the name of Grantor and to negotiate the same and collect the proceeds. Payments
by tenants or other users to Lender in response to Lender's demand shall satisfy the obligations for which the
payments are made, whether or not any proper grounds for the demand existed. Lender may exercise its rights
under this subparagraph either in person, by agent, or through a receiver.

Appoint Receiver. Lender shall have the right to have a receiver appointed to take possession of all or any part of
the Property, with the power to protect and preserve the Property, to operate the Property preceding foreclosure or
sale, and to collect the earnings, revenues, Rents, issues, profits and income from the Property and apply the
proceeds, over and above the cost of the receivership, against the Indebtedness as a strict right. This right shali
be without regard to, and without the necessity of proving (i) the inadequacy of the security for the repayment of
the Grantor's Indebtedness; (ii) the insolvency of Grantor or any other person or entity who may be legally or
equitably liable to pay money secured hereby and Grantor and each such person or entity shall be deemed to have
waived such proof and to have consented to the appointment of a receiver; or (iii) the filing of a notice of default;
and the Grantor consents to such appointment. The receiver may serve without bond if permitted by law.
Lender's right to the appointment of a receiver shall exist whether or not the apparent value of the Property
exceeds the Indebtedness by a substantial amount. Employment by the Lender shall not disqualify a person from
serving as receiver.
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Judicial Foreclosure. Lender may obtain a judicial decree foreclosing Grantor's interest in all or any part of the
Property.

Possession of the Property. For the purpose of procuring possession of the Property, Grantor hereby authorizes
and empowers any attorney of any court of record in the Commonwealth of Pennsylvania or elsewhere, as attorney
for Lender and all persons claiming under or through Lender, to sign an agreement for entering in any competent
court an amicable action in ejectment for possession of the Property and to appear for and confess judgment
against Grantor, and against all persons claiming under or through Grantor, for the recovery by Lender of
possession of the Property, without any stay of execution, for which this Mortgage, or a copy of this Mortgage
verified by affidavit, shall be a sufficient warrant; and thereupon a writ of possession may be issued forthwith,
without any prior writ or proceeding whatsoever.

Nonjudicial Sale. If permitted by applicable law, Lender may foreclose Grantor's interest in all or in any part of the
Personal Property or the Real Property by non-judicial sale.

Deficiency Judgment. Lender may obtain a judgment for any deficiency remaining in the Indebtedness due to
Lender after application of all amounts received from the exercise of the rights provided in this section.

Tenancy at Sufferance. If Grantor remains in possession of the Property after the Property is sold as provided
above or Lender otherwise becomes entitled to possession of the Property upon default of Grantor, Grantor shall
become a tenant at sufferance of Lender or the purchaser of the Property and shall, at Lender's option, either (1)
pay a reasonable rental for the use of the Property, or (2) vacate the Property immediately upon the demand of
Lender.

Other Remedies. Lender shali have all other rights and remedies provided in this Mortgage or the Note or available
at law or in equity.

Sale of the Property. To the extent permitted by applicable law, Grantor hereby waives any and all right to have
the Property marshalled. In exercising its rights and remedies, Lender shall be free to sell all or any part of the
Property together or separately, in one sale or by separate sales. Lender shall be entitled to bid at any public sale
on all or any portion of the Property.

Notice of Sale. Lender shall give Grantor reasonable notice of the time and place of any public sale of the Personal
Property or of the time after which any private sale or other intended disposition of the Personal Property is to be
made. Unless otherwise required by applicable law, reasonable notice shall mean notice given at least ten {10)
days before the time of the sale or disposition. Any sale of the Personal Property may be made in conjunction with
any sale of the Real Property.

Election of Remedies. Election by Lender to pursue any remedy shall not exclude pursuit of any other remedy, and
an election to make expenditures or to take action to perform an obligation of Grantor under this Mortgage, after
Grantor's failure to perform, shall not affect Lender's right to declare a default and exercise its remedies. Nothing
under this Mortgage or otherwise shall be construed so as to limit or restrict the rights and remedies available to
Lender following an Event of Default, or in any way to limit or restrict the rights and ability of Lender to proceed
directly against Grantor and/or against any other co-maker, guarantor, surety or endorser and/or to proceed against
any other collateral directly or indirectly securing the Indebtedness.

Attorneys' Fees; Expenses. [f Lender institutes any suit or action to enforce any of the terms of this Mortgage,
Lender shall be entitled to recover such sum as the court may adjudge reasonable as attorneys' fees at trial and
upon any appeal. Whether or not any court action is involved, and to the extent not prohibited by law, all
reasonable expenses Lender incurs that in Lender's opinion are necessary at any time for the protection of its
interest or the enforcement of its rights shall become a part of the indebtedness payable on demand and shall bear
interest at the Note rate from the date of the expenditure until repaid. Expenses covered by this paragraph include,
without limitation, however subject to any limits under applicable law, Lender's reasonable attorneys' fees and
Lender’s legal expenses, whether or not there is a lawsuit, including reasonable attorneys' fees and expenses for
bankruptey proceedings {including efforts to modify or vacate any automatic stay or injunction), appeals, and any
anticipated post-judgment collection services, the cost of searching records, obtaining title reports (including
foreclosure reports), surveyors' reports, and appraisal fees and title insurance, to the extent permitted by
applicable law. Grantor also will pay any court costs, in addition to all other sums provided by law.

NOTICES. Unless otherwise provided by applicable law, any notice required to be given under this Mortgage shall be
given in writing, and shall be effective when actually delivered, when actually received by telefacsimile (unless
otherwise required by law), when deposited with a nationally recognized overnight courier, or, if mailed, when deposited
in the United States mait, as first class, certified or registered mail postage prepaid, directed to the addresses shown
near the beginning of this Mortgage. All copies of notices of foreclosure from the holder of any lien which has priority
over this Mortgage and notices pursuant to 42 Pa. C.S A. Section 8143, et. seq.. shall be sent to Lender's address, as
shown near the beginning of this Mortgage. Any party may change its address for notices under this Mortgage by
giving formal written notice to the other parties, specifying that the purpose of the notice is to change the party's
address. For notice purposes, Grantor agrees to keep Lender informed at all times of Grantor's current address. Unless
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otherwise provided by applicable taw, if there is more than one Grantor, any notice given by Lender to any Grantor is
deemed to be notice given to all Grantors.

ADVANCE MONEY MORTGAGE. (A} This Mortgage secures future advances made pursuant to the Note or Related
Documents. Without limiting the foregoing, this Mortgage secures all advances made by Lender or Banks of any kind or
nature described in 42 Pa. C.S.A. § 8144. (B) If Grantor sends a written notice to Lender which purports to limit the
indebtedness secured by this Mortgage and to release the obligation of Lender to make any additional advances to or
for the benefit of Grantor, such a notice shall be ineffective as to any future advances made: (1) to enable completion
of the improvements on the Real Property for which the loan secured hereby was originally made; (2) to pay taxes,
assessments, maintenance charges and insurance premiums; (3) for costs incurred for the protection of the Property or
the lien of this Mortgage; (4) on account of expenses incurred by Lender by reason of a default of Grantor hereunder or
under the Retated Documents or under the Note; and (5) on account of any other costs incurred by Lender to protect
and preserve the Property or the lien of this Mortgage. It is the intention of the parties hereto that any such advance
made by Lender after any such notice by Grantor shall be secured by the lien of this Mortgage on the Property.

MISCELLANEOUS PROVISIONS. The following miscellaneous provisions are a part of this Moritgage:

Amendments. This Mortgage, together with any Related Documents, constitutes the entire understanding and
agreement of the parties as to the matters set forth in this Mortgage. No alteration of or amendment to this
Mortgage shall be effective unless given in writing and signed by the party or parties sought to be charged or
bound by the alteration or amendment.

Annual Reports. If the Property is used for purposes other than Grantor's residence, Grantor shall furnish to
Lender, upon request, a certified statement of net operating income received from the Property during Grantor's
previous fiscal year in such form and detail as Lender shall require. "Net operating income” shall mean all cash
receipts from the Property less all cash expenditures made in connection with the operation of the Property.

Caption Headings. Caption headings in this Mortgage are for convenience purposes only and are not to be used to
interpret or define the provisions of this Mortgage.

Governing Law. This Mortgage will be governed by federal law applicable to Lender and, to the extent not
preempted by federal law, the laws of the Commonwealth of Pennsylvania without regard to its conflicts of law
provisions. This Mortgage has been accepted by Lender in the Commonwealth of Pennsylvania.

Choice of Venue. If there is a lawsuit, Grantor agrees upon Lender's request to submit to the jurisdiction of the
courts of Allegheny County, Commonwealth of Pennsyivania.

No Waiver by Lender. Lender shall not be deemed to have waived any rights under this Mortgage unless such
waiver is given in writing and signed by Lender. No delay or omission on the part of Lender in exercising any right
shall operate as a waiver of such right or any other right. A waiver by Lender of a provision of this Mortgage shall
not prejudice or constitute a waiver of Lender's right otherwise to demand strict compliance with that provision or
any other provision of this Mortgage. No prior waiver by Lender, nor any course of dealing between Lender and
Grantor, shall constitute a waiver of any of Lender's rights or of any of Grantor's obligations as to any future
transactions. Whenever the consent of Lender is required under this Mortgage, the granting of such consent by
Lender in any instance shall not constitute continuing consent to subsequent instances where such consent is
required and in all cases such consent may be granted or withheld in the sole discretion of Lender.

Severability. If a court of competent jurisdiction finds any provision of this Mortgage to be illegal, invalid, or
unenforceable as to any circumstance, that finding shall not make the offending provision illegal, invalid, or
unenforceable as to any other circumstance. If feasible, the offending provision shall be considered modified so
that it becomes legal, valid and enforceable. If the offending provision cannot be so modified, it shall be
considered deleted from this Mortgage. Unless otherwise required by law, the illegality, invalidity, or
unenforceability of any provision of this Mortgage shall not affect the legality, validity or enforceability of any other
provision of this Mortgage.

Merger. There shall be no merger of the interest or estate created by this Mortgage with any other interest or
estate in the Property at any time held by or for the benefit of Lender in any capacity, without the written consent
of Lender.

Successor Interests. The terms of this Morigage shall be binding upon Grantor, and upon Grantor's heirs, personal
representatives, successors, and assigns, and shall be enforceable by Lender and its successors and assigns.

Time is of the Essence. Time is of the essence in the performance of this Mortgage.

Waive Jury. All parties to this Mortgage hereby waive the right to any jury trial in any action, proceeding, or
counterclaim brought by any party against any other party.

DEFINITIONS. The following capitalized words and terms shall have the following meanings when used in this
Mortgage. Unless specifically stated to the contrary, all references to dollar amounts shall mean amounts in lawful
money of the United States of America. Words and terms used in the singular shall include the plural, and the plural
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shall include the singular, as the context may require. Words and terms not otherwise defined in this Mortgage shall
have the meanings attributed to such terms in the Uniform Commercial Code:

Borrower. The word “Borrower” means The Mattress Factory, LTD. and includes all co-signers and co-makers
signing the Note and all their successors and assigns.

Environmental Laws. The words “Environmental Laws" mean any and all state, federal and local statutes,
regulations and ordinances relating to the protection of human health or the environment, including without
limitation the Comprehensive Environmental Response, Compensation, and Liability Act of 1980, as amended, 42
U.S.C. Section 9601, et seq. ("CERCLA"), the Superfund Amendments and Reauthorization Act of 1986, Pub. L.
No. 99-499 ("SARA"), the Hazardous Materials Transportation Act, 49 U.S.C. Section 1801, et seq., the Resource
Conservation and Recovery Act, 42 U.S.C. Section 6901, et seq., or other applicable state or federal laws, rules,
or regulations adopted pursuant thereto.

Event of Default. The words "Event of Default” mean any of the events of default set forth in this Mortgage in the
events of default section of this Mortgage.

Existing Indebtedness. The words "Existing Indebtedness” mean the indebtedness described in the Existing Liens
provision of this Mortgage.

Grantor. The word "Grantor" means The Mattress Factory, LTD..

Guaranty. The word "Guaranty" means the guaranty from guarantor, endorser, surety, or accommodation party to
Lender, including without limitation a guaranty of all or part of the Note.

Hazardous Substances. The words "Hazardous Substances" mean materials that, because of their quantity,
concentration or physical, chemical or infectious characteristics, may cause or pose a present or potential hazard
to human health or the environment when improperly used, treated, stored, disposed of, generated, manufactured,
transported or otherwise handled. The words "Hazardous Substances” are used in their very broadest sense and
include without limitation any and all hazardous or toxic substances, materials or waste as defined by or listed
under the Environmental Laws. The term "Hazardous Substances" also includes, without limitation, petroleum and
petroleum by-products or any fraction thereof and asbestos.

Improvements. The word "Improvements” means all existing and future improvements, buildings, structures,
mobile homes affixed on the Real Property, facilities, additions, replacements and other construction on the Real
Property.

Indebtedness. The word “Indebtedness” means and includes any and all of Grantor's liabilities, obligations, debts,
and indebtedness to Lender, now existing or hereinafter incurred or created, including, without limitation, all loans,
advances, fulure advances, interest, costs, debts, overdraft indebtedness, credit card indebtedness, lease
obligations, other obligations, and liabilities of Grantor, or any of them, and any present or future judgments
against Grantor, or any of them; and whether any such indebtedness is voluntarily or involuntarily incurred, due or
not due, absolute or contingent, liquidated or unliquidated, determined or undetermined; whether Grantor may be
liable individually or jointly with others, or primarily or secondarily, or as guarantor or surety: whether recovery on
the indebtedness may be or may become barred or unenforceable against Grantor for any reason whatsoever; and
whether the indebtedness arises from transactions which may be voidable on account of infancy, insanity, ultra
vires or otherwise..

Lender. The word “Lender" means First National Bank of Pennsylvania, its successors and assigns.
Mortgage. The word "Mortgage” means this Mortgage between Grantor and Lender.

Note. The word "Note" means the promissory note dated September 23, 2021, in the original principal
amount of $10,000.00 from Grantor to Lender, together with all renewals of, extensions of, modifications of,
refinancings of, consolidations of, and substitutions for the promissory note or agreement.

Personal Property. The words “Personal Property” mean ail equipment, fixtures, and other articles of personal
property now or hereafter owned by Grantor, and now or hereafter attached or affixed to the Real Property;
together with all accessions, parts, and additions to, all replacements of, and all substitutions for, any of such
property; and together with all proceeds (including without limitation all insurance proceeds and refunds of
premiums) from any sale or other disposition of the Property.

Property. The word "Property” means collectively the Real Property and the Personal Property.
Real Property. The words "Real Property” mean the real property, interests and rights, as further described in this
Mortgage.

Related Documents. The words "Related Documents” mean all promissory notes, credit agreements, loan
agresments, environmental agreements, guaranties, secunty agreements, mortgages, deeds of trust, security
deeds, collateral mortgages, and all other instruments, agreements and documents, whether now or hereafter
existing, executed in connection with the Indebtedness.
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Rents. The word "Rents” means all present and future rents, revenues, income, issues, royalties, profits, and
other benefits derived from the Property.

GRANTOR ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS MORTGAGE, AND GRANTOR AGREES
TO ITS TERMS.

THIS MORTGAGE IS GIVEN UNDER SEAL AND IT IS INTENDED THAT THIS MORTGAGE IS AND SHALL CONSTITUTE
AND HAVE THE EFFECT OF A SEALED INSTRUMENT ACCORDING TO LAW.

GRANTOR:

5 ( Corporate Seal )

CERTIFICATE OF RESIDENCE

I hereby certify. that the precise address of the mortgagee, First Natj Bank of Pennsylvania, herein is as follows:
BBU Pittsburgh, ONE FNB BLVD, HERMITAGE, PA 16148 j 3 {

Attorney or Ageml for Mortgagee

CORPORATE ACKNOWLEDGMENT

STATE OF Pe um/\")\{ lvanr o )
) SS
county of_A4 ”QQ‘AQV‘\[ )
N\ f
This record was acknowledged before me on '{—C Mb( f a% , 20 9 ' by Hayley

Haldeman, Executive Director of The Mattress Factory, LTD. who represent that (he, she or they} are authorized to act
on behalf of The Mattress Factory, LTD..
Commonweaith of Pennsylvania - Notary Seal & s %
JOSEPH NEIDHARDT - Notary Public a'gnatute of Notarial Officer ‘
Allegheny County Notary Public in and for the State of Q( INNS ‘ vania

My Commission Expires July 9, 2025 . .
Commission Number 13998582 My commission expires J wl N q \ 202(
LaserPro, Ver. 21.1.0.222 Copr. Finastra USA Corporation 1997, 2021. All Rights Reserved. - PA

C:\FNBAPPS\Laserpro\CFILPL\GO3.FC TR-5812955 PR-STRDPRT1
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AGREEMENT TO PROVIDE INSURANCE

Tnitials

[ Toan Date | Waturity | UoanNo | caiicar | Account
|09-23-2021 |09-23-2036 | 47366593 320

boxes above are for Lender's use only and do not limit the applicability of this document to any particular loan or item.
Any item above containing ****" has been omitted due to text length limitations

Grantor: The Mattress Factory, LTD. Lender: First National Bank of Pennsylvania
500 Sampsonia Way BBU Pittsburgh
Pittsburgh, PA 15212 ONE FNB BLVD

HERMITAGE, PA 16148

INSURANCE REQUIREMENTS. Grantor, The Mattress Factory, LTD. ("Grantor"), understands that insurance coverage is required in connection
with the extending of a loan or the providing of other financial accommodations to Grantor by Lender. These requirements are set forth in the
security documents for the loan. The following minimum insurance coverages must be provided on the following described collateral (the
"Collateral"):

Collateral: 1414 Monterey Place, Pittsburgh, PA 15212,
Type: Fire and extended coverage,
Amount: Not Applicable.
Basis: Replacement value.
Endorsements: Standard mortgagee’s clause with stipulation that coverage will not be cancelled or diminished without a
minimum of 10 days prior written notice to Lender, and without disclaimer of the insurer's liability for failure to give such
notice.
Latest Delivery Date: By the loan closing date.

INSURANCE COMPANY. Grantor may obtain insurance from any insurance company Grantor may choose that is reasonably acceptable to
Lender. Grantor understands that credit may not be denied solely because insurance was not purchased through Lender.

FLOOD INSURANCE. Flood Insurance for the Collateral securing this loan is described as follows:

Real Estate at 1414 Monterey Place, Pittsburgh, PA 15212,

Should the Collateral at any time be deemed to be located in an area designated by the Administrator of the Federal Emergency
Management Agency as a special flood hazard area. Grantor agrees to obtain and maintain flood insurance, if available, for the full unpaid
principal balance of the loan and any prior liens on the property securing the loan, up to the maximum policy limits set under the National
Flood Insurance Program, or as otherwise required by Lender, and to maintain such insurance for the term of the loan. Flood insurance may
be purchased under the Nationa! Flood Insurance Program, from private insurers providing "private flood insurance” as defined by applicable
federal flood insurance statutes and regulations, or from another flood insurance provider that is both acceptable to Lender in its sole
discretion and permitted by applicable federal flood insurance statutes and regulations.

INSURANCE MAILING ADDRESS. All documents and other materials relating to insurance for this loan should be mailed, delivered or directed to
the following address:

FIRST NATIONAL BANK OF PENNSYLVANIA
PO BOX 703808
DALLAS, TX 75370-3809

FAILURE TO PROVIDE INSURANCE. Grantor agrees to deliver to Lender, on the latest delivery date stated above, evidence of the required
insurance as provided above, with an effective date of September 23, 2021, or earlier. Grantor acknowledges and agrees that if Grantor fails to
provide any required insurance or fails to continue such insurance in force, Lender may do so at Grantor's expense as provided in the applicable
security document. The cost of any such insurance, at the option of Lender, shall be added to the indebtedness as provided in the security
document. GRANTOR ACKNOWLEDGES THAT IF LENDER SO PURCHASES ANY SUCH INSURANCE, THE INSURANCE WILL PROVIDE LIMITED
PROTECTION AGAINST PHYSICAL DAMAGE TO THE COLLATERAL, UP TO AN AMOUNT EQUAL TO THE LESSER OF (1) THE UNPAID
BALANCE OF THE DEBT, EXCLUDING ANY UNEARNED FINANCE CHARGES, OR (2) THE VALUE OF THE COLLATERAL: HOWEVER,
GRANTOR'S EQUITY IN THE COLLATERAL MAY NOT BE INSURED. IN ADDITION, THE INSURANCE MAY NOT PROVIDE ANY PUBLIC
LIABILITY OR PROPERTY DAMAGE INDEMNIFICATION AND MAY NOT MEET THE REQUIREMENTS OF ANY FINANCIAL RESPONSIBILITY
LAWS.

AUTHORIZATION. For purposes of insurance coverage on the Coliateral, Grantor authorizes Lender to provide to any person (including any
insurance agent or company) all information Lender deems appropriate, whether regarding the Collateral, the loan or other financial
accommodations, or both
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GRANTOR ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS AGREEMENT TO PROVIDE INSURANCE AND AGREES TO ITS
TERMS. THIS AGREEMENT IS DATED SEPTEMBER 23, 2021.

THIS AGREEMENT IS GIVEN UNDER SEAL AND IT IS INTENDED THAT THIS AGREEMENT IS AND SHALL CONSTITUTE AND HAVE THE
EFFECT OF A SEALED INSTRUMENT ACCORDING TO LAW.

GRANTOR:

FOR LENDER USE ONLY

ATION
DATE INSURANCE VERIFICATIO PHONE

AGENT'S NAME:
AGENCY: ,
ADDRESS: , ~
INSURANCE COMPANY:
POLICY NUMBER.
EFFECTIVE DATES: : .

COMMENTS:

rsePo. Voo 211.0222 Copr a5 USA Camporation 1907 2021, ANl Righis “esec.oc - “A CHNBAPPS Lasorpro'CFHLAL 1108 C TR-5812995 =% 78155170
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NOTICE OF INSURANCE REQUIREMENTS

Principal | Loan Date Maturity | LoanNo | catzcon |  Account { Officer | Initials
09-23-2021 | 47366593 320 | R

References in the boxes above are for Lender's use oniy and do not limit the applicability of this document to any particular loan or item
Any item above containing "***" has been omitted due 1o text length limitations.

Grantor: The Matiress Factory, LTD. Lender: First National Bank of Pennsylvania
500 Sampsonia Way BBU Pittsburgh
Pittsburgh, PA 15212 ONE FNB BLVD

HERMITAGE, PA 16148

TO: ATTN: Insurance Agent DATE: September 23, 2021

RE: Policy Number(s):
{nsurance CompaniesfCompany:

Dear Insurance Agent:

Grantor, The Mattress Factory, LTD. ("Grantor”) is obtaining a loan from First National Bank of Pennsylvania. Please send appropriate evidence
of insurance to First National Bank of Pennsylvania, together with the requested endorsements, on the following property, which Grantor is
giving as security for the loan,

Coltateral: 1414 Monterey Place, Pittsburgh, PA 15212,
Type: Fire and extended coverage.
Amount: Not Applicable.
Basis: Replacement value.
Endorsements: Standard mortgagee's clause with stipulation that coverage will not be cancelled or diminished without a
minimum of 10 days prior written notice tr Lender, and without disclaimer of the insurer's liability for failure to give such
notice.
Latest Delivery Date: By the loan closing date.

GRANTOR:

RETURN TO:

FIRST NATIONAL BANK OF PENNSYLVANIA
PO BOX 703809
DALLAS, TX 75370-3809

asee . Var 2110222 COops, Trasra USA Co allon 1997, 2021 AR Highls Jese-0a
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Trade Confirmations

PO BOX 2209
OMAHA, NE 68103-2209

E Ameritrade DIVISION OF TD AMERITRADE INC s“)(

Confirmation Notice

THE MATTRESS FACTORY LTD ATTN

500 SAMPSONIA WAY
PITTSBURGH PA 15212-4444

Account Other Transaction Capacity Your
Number Information Number Codes Representative
] 48534329092 R TD AMERITRADE
el nebal Mee Re
YOU BOUGHT 10M 725277LD7 100.964 10,096.40 0.00
As of Trade Settlement Interest Commission/Fee Net
Trade Date Amount
6.67 10,103.07
Symbol Trade Description
PITTSBURGH PA SCH DIST
GO BDS CLBL

4% DUE 09/01/2036

YTW: 3.492 % ON 03/01/2025 @ 100

FIRST COUPON 03/01/2017,0RIGINAL ISSUE DISCOUNT @ 99.321

NEXT CALL DATE 03/01/2025 @ 100 - CALL FEATURES MAY AFFECT YIELD

THIS IS AN UNSOLICITED TRADE

Mark-Up:$10; 0.099%

Time of Trade: 14:43 ET

The following link contains market data and educational material directly related to your traded security:
https://emma.msrb.org/cusip/725277LD7

MDY:Aa3;UNDRLY:Aa3

S&P:AA;UNDRLY:A

CALLABLE; CREDIT SUPPORT: ASSURED GUARANTY MUNICIPAL CORP

PROJECT NAME: PRIMARY/SECONDARY EDUCATION; THIS IS A BOOK ENTRY BOND
Prospectuses for Municipal Bonds can be accessed on www.emma.msrb.org.

FOR FURTHER INFORMATION REGARDING YOUR TRADE CONFIRMATION

PLEASE REFER TO THE TERMS AND CONDITIONS.

*CLBL - If the above security description includes a 'CLBL' notation, this transaction involves a debt security
that is subject to call or redemption before maturity. The debt security may be called or redeemed in whole

or in part before maturity which could affect its yield. Additional information is available upon request.

https://invest.ameritrade.com/cgi-bin/apps/u/TradeConfirmationsDetail ?transactionIds=48534329092&LOAD_DT=03/03/2023&PRINTABLE_VERSION=YES
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TD Ameritrade

E Ameritrade

Overview
CD Center
Bond Wizard
Ladders

Quick Search

New Issues

Tools and
Calculators

Market
Commentary

Contact a Fixed Income Specialist at 877-883-2835.

PITTSBURGH PA SCH DIST GO BDS cuse: 725277107

4.000% 09/01/2036

Ser 2016, Callable, Next Call 03-01-2025 @ 100.000, Mandatory Sinking Fund S&P Research Report now available!
Bond Details
State PA  Insurance AGMC
Type N/A Call Sched 03-01-2025@100.000 0.000 V]
Dated Date 12-28-2016  Tax Status Tax Exempt
Delivery Book Entry  Ratings Aa3/AA/

7- S&P Report

EMMA Disclosure +- S&P News
EMMA Trade Activity _MuniPoints
Org. Maturity 09-01-2036  Maturity 09-01-2036
Sinking Fund ( 09-01-2034 1,435,000 v |
Material Events \ MOODY RATING DOWNGRADE, EFF 09/27/2022 FROM AA2 TO AA3 RTG, 09-28-2022 VI
Coupon & Yield
Coupon 4,000 PayMonths Mar,Sep  Current Yield N/A
Frequency Semi-Annually  First Coupon 03-01-2017

Non-deposit investment products NOT FDIC-INSURED/NO BANK GUARANTEE/MAY LOSE VALUE. Subject to availability and change in price. Availability
of products and services may vary by jurisdiction.

Municipal Securities Rulemaking Board (MSRB) Protects investors, municipal entities and the public interest by promoting a fair and efficient market,
regulating firms that engage in municipal securities and advisory activities, and promotes market transparency.
MSRB Investor Guide

Electronic Municipal Market Access (EMMA): EMMA is the comprehensive source for official statements, continuing disclosure documents, advance
refunding documents and real-time trade price information on municipal securities. Learn more

Order Qty, 1

This content is for self-directed use only. It is not intended as a recommendation.

Fixed-income investments are subject to various risks including changes in interest rates, credit quality, market valuations, liquidity, prepayments, early redemption, corporate events, tax ramifications and
other factors. For further details, please consult with our Fixed Income Specialists at 877-883-2835.

Below investment grade bonds carry higher-than-average risk in all risks associated with Fixed-income investing.
The MSRB is not affiliated with and does not endorse any broker/dealer. Registration with the MSRB only indicates that the broker/dealer may legally execute municipal securities transactions.

Investments in municipal bonds are subject to market risk and interest rate risk. May also be subject to special tax liabilities such and state and local taxes and/or the Alternative Minimum Tax. Learn
more about the different types of risks associated with fixed income securities.

Build America Bonds (BABs) are complex instruments and are not conventional municipal bonds. They are subject to liquidity risk, call risk, credit risk (the credit of the bond is backed by the municipality
issuing the bond, not the federal government) and federal subsidy risk (the risk that the federal government would eliminate or reduce the subsidies for BABs in the future). Like traditional municipal bonds,
interest payments to investors in BABs are exempt from local taxes in the state of issue; unlike conventional municipal bonds, however, interest on BABs may be subject to federal taxes. Investors should
consult a qualified legal, financial or tax professional for more information to determine whether these investments are appropriate for their particular circumstances.

TD Ameritrade does not provide tax advice. We suggest that you seek the advice of a tax-planning professional with regard to your personal circumstances.

Fixed Income descriptive data provided by ICE Data Services . For more information, interested parties can email icedataservices@theice.com. ICE BondPoint Query System copyright © 2023 Creditex
Group Inc., All rights reserved.

S&P Reports provided by S&P Capital IQ Financial Services LLC. MuniPoints reports provided by DPC Data Inc.. TD Ameritrade, S&P Capital IQ Financial Services LLC and DPC Data Inc. are all separate and
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Accessibility  Privacy policies ~ TD Ameritrade HoldingCorp  Mobile  Minimum requirements  Forms

This is not an offer or solicitation in any jurisdiction where we are not authorized to do business or where such offer or solicitation would be
regulations of that jurisdiction, including, but not limited to persons residing in Australia, Canada, Hong Kong, Japan, Saudi Arabia, Singapor
Union.
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